For Reference 


NOT TO BE TAKEN FROM THIS ROOM 


a 3 


i 
aiehiby 


ROS Stine 
rH ‘ 


{eg We 
Rantaons 
NS 


Gx sapnis 
UNITASTTAAIS 
HUSERTAEASIS 


BRUCE PEEL SPECIAL COLLECTIONS LIBRARY | 


UNIVERSITY OF ALBERTA 


REQUEST FOR DUPLICATION 


a 
I wish a photocopy of the thesis by ECE “lo: an 


entitled Penske , 
Core Of ~West Jospe Ple-c€ 


)_ chvelyparat! De 


The copy is for the sole purpose of private scholarly or scientific study and research. I will not 
reproduce, sell or distribute the copy I request, and I will not copy any substantial part of it in 
my own work without permission of the copyright owner. I understand that the Library 


performs the service of copying at my request, and I assume all Sue a responsibility for the . 
item requested. 


Name and address 


Pages copied 


Date Signature 


OS ar f 


THE UNIVERSITY OF ALBERTA 


RELEASE FORM 


NAME OF AUTHOR MARK A. SORENSON 
PETERS ORSTHESES DENSITY AS A PLANNING ISSUE IN SUBURBAN 
DEVELOPMENT: THE CASE OF WEST JASPER 
PLACE 
DEGREE FOR WHICH THESIS WAS PRESENTED MASTER OF ARTS 
YEAR THIS DEGREE GRANTED SPRING 1982 
Permission is hereby granted to THE UNIVERSITY OF 
ALBERTA LIBRARY to reproduce single copies of this 
thesis and to lend or sell such copies for private, 
scholarly or scientific research purposes only. 
The author reserves other publication rights, and 
neither the thesis nor extensive extracts from it may 
be printed or otherwise reproduced without the author's 


written permission. rh a ° Al 


| ee a 
e 4 MSE) es oe Tl eo ad ’ 


: nea. Ghee, ScTeeet aaa eae SAG 


<> eT TCE iS sh en. =e. —- j 74 a% = 
e “@EGS* 3) -sle55 Gy 


— 


> 7 
R: 


A 


THE UNIVERSITY OF ALBERTA 


DENSITY AS A PLANNING ISSUE IN SUBURBAN DEVELOPMENT: THE 
CASE OF WEST JASPER PLACE 


by 


(C) MARK A. SORENSON 
} 


A THESIS 
SUBMITTED TO THE FACULTY OF GRADUATE STUDIES AND RESEARCH 
IN PARTIAL FULFILMENT OF THE REQUIREMENTS FOR THE DEGREE 


OF MASTER OF ARTS 


GEOGRAPHY 


EDMONTON, ALBERTA 


SPRING 1982 


Digitized by the Internet Archive 
in 2024 with funding from 
University of Alberta Library 


https://archive.org/details/Sorenson1982 


THE UNIVERSITY OF ALBERTA 


FACULTY OF GRADUATE STUDIES AND RESEARCH 


The undersigned certify that they have read, and 
recommend to the Faculty of Graduate Studies and Research, 
for acceptance, a thesis entitled DENSITY AS A PLANNING 
ISSUE IN SUBURBAN DEVELOPMENT: THE CASE OF WEST JASPER PLACE 
Submitted by MARK A. SORENSON in partial fulfilment of the 


requirements for the degree of MASTER OF ARTS. 


se 


ABSTRACT 

From an evaluation of the density concept, it was 
concluded that the factors that influence density standards 
have changed dramatically in the last two decades. 
Initially, in the nineteenth century, density standards were 
developed in an effort to improve living conditions, but, as 
planning theory evolved, density was conceived to be an 
allocative device for residential space requirements and 
service and facility provision. It therefore stood as a 
Synoptic measure, summarizing a complex array of 
environmental variables in a single statistic which was 
meant to express some desired level of environmental 
quality. In fact, the relationship between density and 
environmental quality was clear only under conditions of 
homogeneous development, such as could be found in suburban 
tracts of single family residences laid out on neighbourhood 
unit principles. Under changing market conditions of the 
past 15 years, and the dual pressure of more intensive 
development of suburban land and a greater diversity of 
suburban housing, the use of density standards for planning 
purposes has simultaneously become more obscure and more 
controversial. To the owners of single family houses, in 
particular, attempts to increase the density of residential 
land use are frequently seen as a threat to everything that 
they value in the suburban environment. 

An interpretation of these suburban density issues was 


developed from the responses of an opinion survey 
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distributed to single family homeowners in three differently 
designed neighbourhoods in West Jasper Place. The purpose of 
the survey was to determine the factors which influence 
density and density-related reactions. As the study area, 
West Jasper Place was selected on the basis of housing 
Gevelopment characteristics, planning history and documented 
density protests. 

The survey findings showed that density per se did not 
represent a major influence in housing reactions. The 
"neighbourhood effect," or the way in which the 
neighbourhood environment is regarded as a place to live, 
was much more important. It affected not only reactions to 
housing, but to all residential characteristics. It was also 
concluded that internal design characteristics of the 
neighbourhood (land use layout, distance between housing 
types, location of multiple housing) and design elements of 
different housing types do not significantly contribute to 
reactions. 

The survey findings also indicated that density 
Standards have not been an effective way of addressing 
current density-related issues and problems in suburban 
development. From a review of recent applications of the 
density concept, it was concluded that the development of 
density-related guidelines provides planners with a much 
better understanding of the role of density in suburban 
development and the complex relationships of the variables 


that contribute to environmental quality. 
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I. CHAPTER ONE 


INTRODUCTION 


The purpose of this thesis 1s to evaluate the planning 
application of the density concept through a case study of 
residential development in West Jasper Place, Edmonton. 
Here, aS in other suburban areas in Edmonton, the density of 
residential land use has become an issue of great concern to 
residents, planners, developers and municipal politicians. 
Much local controversy has erupted, chiefly on the 
initiative of single-family homeowners who fear a loss of 
vital aspects of environmental quality as development 
densities are raised. It is in this sense that density is 
treated as a planning issue in this thesis. The central 
objective is to draw out the implications of these resident 
fears for the contemporary application of density measures 
or standards in residential land use planning. 

Although density has played a crucial role in the 
planning and design of residential areas since the origins 
of the modern planning movement, it is a concept that has 
created many problems and a great deal of confusion. This 
can be attributed to the failure of land use planning theory 
and practice to keep abreast of changes in Canadian society. 


In particular, different housing and environmental needs, 
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and changing priorities in suburban development, have 
undermined the effectiveness of density standards as a 
Simple control on environmental quality. 

Initially, during the nineteenth century, density 
standards were developed in response to overcrowded and 
unhealthy housing conditions. Given the standard definition 
of density as "a measure of the designed population capacity 
of the land"' and "the degree of closeness with which 
dwellings, and hence the people occupying them are 
arranged,"* early density standards were based on criteria 
of health, safety and privacy. These still represent 
important elements of the density concept, in the sense that 
density controls are meant to ensure that some desirable 
| Minimum standard of living conditions is achieved. More 
recently, that view has broadened and density standards have 
been used as an allocative device for residential space 
requirements and the delivery of services and facilities. 
Thus, the role of density is crucial because density 
controls really provide a framework for the residential 
environment that encompasses not only living conditions and 
housing requirements, but also the provision of education, 
recreation, transportation and other facility and service 
needs for a projected population. Yet, it is in the very 
breadth of its ramifications that the weakness of the 


'F,S. Chapin and E.J. Kaiser, Urban Land Use Planning 
(Chicago: University of Illinois Press, 1979), p.50 
*Ministry of Housing and Local Government, The Density of 
Residential Areas (London: Her Majesty's Stationery Office, 
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density concept rests. On the one hand, it is seen as a 
synoptic measure or indicator of environmental quality and, 
following from that, a convenient way of expressing baseline 
standards for future development. On the other, little, if 
anything, 1s actually known about the ability of the 
conventional density measures to express anything of 
Significance about the interdependence of complex 
environmental variables. 

This general problem has been intensified in Canada in 
recent years by the changing conditions in the housing 
market, which have made a virtual necessity of higher 
density development. This has run counter to conventional 
planning approaches towards suburban areas, influenced as 
they have been by the neighbourhood unit concept and single 
family housing development. But, in the last two decades, 
the rapid inflation of land prices, higher building and 
servicing costs, and changing household composition have 
created a need for higher density housing forms to be 
accommodated in suburban areas. The result is suburban 
neighbourhood environments composed of a mixture of detached 
and multiple housing. 

One outcome of this trend to an increase in the average 
density of suburban development has been a vigorous and, 
apparently, unexpected resistance from single family 
homeowners. Their protests are based on the belief that 
increased amounts of multiple housing will devalue their 


property, increase the competition for public facilities and 
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services, and create social problems because the lower cost 
housing will attract what are perceived as undesirable 
socioeconomic groups. This situation has created a real 
problem for planners. Essentially, solutions to two 
conflicting issues must be determined: how can planners 
increase the densities of suburban neighbourhoods in a way 
that is acceptable to single family homeowners, and how can 
housing be provided at a low cost while still maintaining 
some desirable standard of environmental conditions? 

Through a case study of in West Jasper Place, this 
thesis will identify how planners are coping with the issues 
that affect the application of the density concept in 
suburban neighbourhoods today. Have planners succeeded in 
recognizing the problems and the implications of increased 
densities for homeowners? What are the characteristics of 
multiple housing that incite negative reactions? Is the 
development of multiple housing the only solution to 
providing low cost housing in suburban areas? To address 
these concerns and other density-related issues, a 
questionnaire survey wasS designed and distributed to 
homeowners asking for their opinions about neighbourhood 
housing, public services and facilities, and other 
residential characteristics that are affected by density 
Controls. 

The selection of West Jasper Place as the study area 
was based on its characteristics of housing development and 


neighbourhood design, its planning history, and its record 
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of homeowner protests towards housing densities. Although 
most of the neighbourhoods in the area are designed around a 
mixture of multiple and single family housing types, the 
exceptions of Callingwood (primarily multiple) and Westridge 
(primarily single family) permitted a comparison of 
reactions in three differently designed neighbourhoods. The 
third neighbourhood, Aldergrove, was selected on the basis 
of highly publicized homeowners' opposition towards housing 
projects that would increase the average density of 
development in the neighbourhood. Concern for density issues 
in all three neighbourhoods indicated that homeowners should 
be interested in a survey dealing with housing opinions. 
Chapters 2 and 3 are devoted to the history of the 
density concept and the factors that have changed its role 
and application throughout time. From its origins in the 
Sanitary and housing reform movements of the mid-1800's to 
the American Public Health Association's attempt to 
establish generally acceptable density standards, the 
planning literature is reviewed in Chapter 2 to trace the 
development of the density concept at a time when the desire 
to improve living conditions represented a planning 
priority. Chapter 3 focuses on the factors that have 
affected the treatment of the density concept during the 
last two decades. In particular, changes in the Canadian 
housing market and the implications of increased suburban 


densities for homeowners are considered. 
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The selection of West Jasper Place and a description of 
the area's planning characteristics are presented in Chapter 
4. This is accompanied by an evaluation of the 1967 Outline 
Plan for West Jasper Place and the 1972 Amendments, to 
determine the role of the outline plan concept and density 
Standards in the development of the area. 

In Chapters 5 and 6, the research methods employed in 
the thesis and the findings from the survey are reviewed. 
The development of the questionnaire and a description of 
its contents are presented in Chapter 5. Sampling and 
questionnaire returns are also discussed. The analysis of 
the questionnaire response patterns in Chapter 6 reveals 
important implications for the application of the density 
concept, particularly the discovery of the "neighbourhood 
erfeca rs? 

The final chapter of the thesis reviews the most recent 
attempts by Edmonton planners to apply the density concept 
in suburban neighbourhood environments. The density 
guidelines in the "Distribution and Design of Neighbourhood 
Density Report" are compared to the findings of the Housing 
Opinion Survey, and conclusions regarding the present 
function of density standards and the role of 
density-related design guidelines in Suburban development 


are presented. 


TASK 


a 


b ee so. @¢5 ag a 1 OPS © z ? : 
na 7 ag man? Devers Fry tf a4 ; a} sri’ 3 
‘* Ss iJ | > , ac ‘ ? + 5 
ti ——. ” ! 5: t & > array 
- ™ a im : - 
4 Y cals B : 5 Beirats 
‘ » ‘3 7 a ‘ aa -6sr \ ae) 
1 - | 
, fbisgarhte Ail pep et 
i as I46L52 f 
; © 4 < 
te 428.» sapf- cae FO Mmlebic lentt 207 
t Lome {es 
yc - 7 4 o } ay s 
' 
} wht oS nsuntats Ao onuuaeddosen cet 
. 6 > > ae = _ /- ~~ 
Fs, ee) » roast!) Sas ce: dagiszseszc" 98 o> esntisiia 
i : — ; 
‘ ‘ _ = FE ag ne a ¢ at 
. ee a Pi a _— aun any ; % {: =e be Hay pa 2 Ee 1é Jd sqen avhem e 
; ‘ 4 
ar = aoc) : oo r ie + -_ 
:p2eurey, SMO BN EHeaped eAGiaulwne> Des verte ap ak 
7 t 
a 


in efo. ori es ain abnK1e roe ena Yo ny ibaa 


: | we oes 5 (ebs heiwet’ hesels bg 
ri ; pte anton 152 rrr fy ue ree mwa fe: 


II. CHAPTER TWO 


THE APPLICATION OF THE DENSITY CONCEPT 


A. DENSITY DEFINED 

Residential density is defined, in principle, as "the 
degree of closeness with which dwellings, and hence the 
people occupying them, are arranged."' In practical terms, 
this means that it is "a measure of the designed population 
capacity of the land,"* and "the method of expressing the 
number of people or the number of dwelling units on a 
paaeiculariplot ofiprand At * 

Although density is a means of expressing such physical 
relationships as persons per acre, building coverage and 
floor area ratio, it iS much more than a measurement 
technique. As a planning concept, it is a manifestation of a 
fundamental concern for the relationship between people and 
the amount of land they need for their accommodation.’ While 
planners utilize density calculations to estimate land 


needs, these calculations are made in an effort to ensure 


‘Ministry of Housing and Local Government, The Density of 
Residential Areas (London: Her Majesty's Stationery Office, 
19520) tos 

7F.S. Chapin and E.J. Kaiser, Urban Land Use Planning 
(Chicago: University of Illinois Press , 1979), p.50 

> Urban Land Institute, Residential Development Handbook 
(Washington: Urban Land Institute, 1978), p.153 

‘Ministry of Housing and Local Government(1952), p.2 
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that certain desirable standards are obtained for new 
development, and to convey an idea of present standards for 
existing development.® Thus, density standards act as 
Criteria for residential development, for they are usually 
expressed as numerical values setting the maximum number of 
people per unit area of land. As a control device, density 
Standards have a major value in subdivision regulations, 
zoning ordinances and so on, for they "give assurance that 
land crowding, encroachments on daylight and similar 
Dlaghteinducangeractonsewill bes@contmolled. Peninerelationsto 
living conditions, however, the significance of density 
standards and measurements 1S more complex, for they do not 
directly reflect design qualities or physical aspects of 
development. To appreciate the role of density Standards, at 
is necessary to identify the basic needs that should be 
fullfilled in the planning of a residential area and how 
these needs would be affected by alterations in density.’ 

The United Kingdom Ministry of Housing has summarized 
the basic residential needs in the form of four principles: 

1. “Enough living accommodation arranged in a 

Suitable variety of dwellings." 
2. Dwelling arrangement should provide access to 
light, air, sunshine, and open space. 
3. The physical relation between service facilities 


325 luo 

‘American Public Health Association-Committee on the Hygiene 
of Housing, Planning the Neighbourhood (Chicago:Public 
Administration Service, 1960), p.36 

"Ministry of Housing(1952), p.2 
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(such as shops and schools) and dwellings should 
be convenient. 
4, The scale and position of the residential area 

should be convenient in relation to the rest of 

the urban area, including places of employment. ® 
As a planning tool, density standards are an attempt to 
express, numerically, the most effective means of satisfying 
these principles. Although each can be considered 
separately, the difficulty confronting planners is that the 
principles are contradictory from a design perspective. To 
provide a residential environment that satisfies the 
criteria of ample dwellings, spaciousness, and open space 
for outdoor activities, planners would have to restrict 
development to low densities. If, on the other hand, there 
is a desire for living conditions in which convenience and 
accessibility are stressed, it is apparent that more 
compact, high density development would be appropriate. 

In attempting to provide "desirable" living conditions, 
however these are defined, the planner is confronted with 
the problem of determining a balance among the factors that 
control residential density itself, and that entails 
compromise. As the Ministry of Housing report concludes: 

"The point at which to strike the balance will be a 
matter of opinion, often of controversy, and will 
involve decisions of policy on such vital matters as 


the proportion of people to be accommodated in 
houses and flats."” 
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It iS apparent, then, that while density standards can be 
regarded as numerical representations of the balance among 
factors which affect living conditions, differences in 
residential needs and local conditions make it impossible to 
determine absolute density standards. It can be concluded 
therefore that the purpose of density standards is not to 
provide a universal format for the development of 
residential areas. Rather, density standards should 
represent a calculated balance of residential needs to be 
used aS a planning guide to ensure that a desirable minimum 
Standard of living conditions is achieved. And both the 
desirable minimum standard and the acceptable balance will 


vary with the circumstances of time and place. 


B. THE BEGINNINGS OF THE MODERN PLANNING MOVEMENT 

The concern for "Suitable" densities and the controlled 
development of residential areas originated in the sanitary 
and social reform movements of the mid nineteenth century, 
notably in Great Britain and Germany. Both will be reviewed 
here, along with the rather different orientation that 
emerged later in the United States. The purpose is to show 
the density concept, which began as a comparatively 
straightfoward control upon environmental health conditions 
through the prevention of overcrowding, gradually took on 
larger meaning in planning theory and practice. 


Low standards of housing documented in reports by 
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Engels,'°® Chadwick,'' and others, early in the Victorian 
period, created interest in public health and the provision 
of services to improve the overall quality of urban areas. 
In the early period of industrial development, before the 
introduction of mass transit systems, workers were 
encouraged to live close to the factories. An increase in 
urban migration was accompanied by housing shortages, and 
also changed the physical structure of the towns. Provisions 
for open space and public parks were not considered, and the 
demand for working class housing encouraged the close 
arrangement of buildings. With the absence of building 
regulations and land use restrictions, severe overcrowding 
and back-to-back houses were evident in many industrial 
towns.'? Although high density housing was seen as a 
solution to the housing problem, this development pattern 
was underlain by a powerful financial motive: 

"In general, working class housing districts were 

built purely as a commercial undertaking...... 

Congested property, built back to back in confined 

areas, waS constantly increasing simply because it 

was a profitable investment, although it imposed a 

heavy cost on the community."'? 

In addition to the excessive building densities, a lack 

of public maintenance and sewerage facilities caused a 


‘°F, Engels, The Condition of the Working Class In England 
(Oxford: Basil Blackwell, 1958 edition) 

‘tM.W. Flinn (ed.), Report on the Sanitary Conditions of the 
Labouring Population of Great Britain by Edwin Chadwick, 
1842 (Edinburgh: Edinburgh University Press, 1965) 

'2G.E. Cherry, Urban Change and Planning(Henley-on-Thames: 
Gio WEOtlismanaeCcompanye 1972) fap. 30 

'29W., Ashworth, The Genesis of Modern British Town 
Planning(bLondon: Routledge and Kegan Paul Ltd., 1954), pp. 
20&21 
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further decline in living conditions. Since there was little 
or no space between the houses, access to light and air was 
severely limited. The situation was similar for water and 
drainage facilities; street cleaning and sewage disposal 
became the responsibility of local residents, and dwellings 
were forced to share an intermittent supply of water.'* 

In response to the inadequate residential environment 
of working class areas, Chadwick completed an independent 
report in 1842 on the sanitary conditions of Great Britain's 
labouring population.'® The significance of the report was 
that it clearly identified a relationship between excessive 
housing densities and deficiences in public sanitation and 
amenities. Although Chadwick's principal concern was the 
decline in morality and the increase in disease caused by 
unSanitary and overcrowded housing, the report's detailed 
descriptions of high density districts and the intensity of 
public health problems changed the public's opinion towards 
urban life and sparked a variety of reform legislation, such 
as the Public Health Act, 1848. It was also Chadwick's 
conviction that overcrowding and the subsequent 
deterioration of living conditions was increasing, and he 
used his report to cite examples of this trend.'® 
Additionally, pthesineport identibiedsenvironmental causes for 
the spread of cholerea, typhus and other contagious 


BIGIE. gGherry Gh 72) 2ep. 3 

'SM.W. Flinn (ed.), Report on the Sanitary Conditions of the 
Labouring Population of Great Britain by Edwin Chadwick, 
1842(Edinburgh: Edinburgh University Press, 1965) 

Seve Waarvenne( 1965), poe 
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diseases. In particular, typhus was termed the "poor man's 
disease” because of its presence in high density districts; 
"it was the product of squalor, insanitation and 
overcrowding, a perquisite of working-class housing."'’ 
While it is apparent that Chadwick recognized the 
health problems associated with high density environments, 
his documentation of substandard living conditions did not 
help improve the quality of working class housing in central 
urban areas. With a public attitude that saw the decay of 
working class districts as only a temporary characteristic 
of urban growth, the impact of the urban reform movement was 
Still limited to providing the public with an awareness of 
conditions.'*® On the surface, the Public Health Act of 1848 
and subsequent national legislation represented progressive 
steps towards the improvement of housing conditions for the 
working classes. Although the 1848 Health Act gave local 
authorities the power to control cleansing, sSewering, 
paving, and the provision of a water supply, its adoption 
was inconsistent throughout Britain. Many local governments 
were poorly structured with over-lapping responsibilities 
and waste among different bodies and commissions. Cherry 
indicates that in the corporate and non-corporate towns of 
Eng land@withepopulations®ofemore’ thany5, 00077 onlysi75 
developed local acts from the national Public Health Act 


while 296 towns failed to adopt the national act for local 
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conditions. '* Moreover, the 1848 Act failed to establish 
local government boundaries that would correspond to 
built-up areas. Large parts of the industrial towns were 
excluded from local government controls, or were the 
responsibility of outlying parish authorities. The situation 
did not change until 1875, when the revised Public Health 
Act established a national structure of urban and rural 
Sanitary districts with clearly defined responsibilities.?° 
In addition to the problems associated with local government 
jurisdiction, slum clearances sparked by the 1848 Act only 
disrupted the supply of housing and aggravated the 
Situation.?' As a result, the state of housing in the 
central working class districts did not improve: they were 
Still high density, overcrowded areas for families with 
marginal wages and assets who could not afford alternative 
accommodations. 

One response to the close dwellings and unhealthy 
living conditions found in the central city was the rapid 
development of suburban areas in the late 19th century. 
While suburban growth was attributed to increasing 
population numbers, the initial spread into outlying areas 
was associated with the quest for social exclusiveness by 
the upper and middle classes.’*’* For the upper classes, the 


availability and low cost of land presented an opportunity 
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to hold large properties, and the housing style and size 
represented a symbol of social status and wealth. Social 
motivations also attracted the middle classes to the 
suburbs, but the outward move was based on practical 
considerations of regard for health.?* Because the intense 
development found in the central working districts was 
associated with overcrowding and disease, the bourgeoisie 
were drawn to the suburbs by their superior sanitary 
conditions and greater privacy and living space. It was 
apparent that these features could be most effectively 
provided in environments of low densities. 

With the comparatively low cost of suburban land, low 
density housing also became affordable to the upper levels 
of the working. classes, the so-called "labour aristocracy." 
To a certain extent, however, the development of suburban 
areas was dictated by the availability of public transport. 
In particular, the growth of working class suburbs was 
dependent upon the cheapness and frequency of commuter 
trains or tramways which linked the outlying areas to the 
industrial city centres.** Although public transport enabled 
the more affluent working classes to escape the high 
density,overcrowded environments, it also encouraged urban 
sprawl and increases in suburban land values. The demand for 
inexpensive, low-density housing forced developers to 


consider land located farther and farther away from the city 


*=Gebnecherry( 1972), p.65 
24W. Ashworth(1954), p.149&150 
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centre. While the lure of better living conditions continued 
to attract families from the central districts, :a lack of 
legislative authority in the suburbs sometimes allowed the 
rapid construction of faulty and substandard housing. ?° 
Additionally, there was no assurance that public services 
and Sanitary facilities would be provided to new homeowners. 
As a result, the development of healthy and safe suburbs 
partly depended upon the outward movement of urban 
government boundaries, since boundary extension also meant 
the extension of building byelaws and public health controls 
into erstwhile rural areas.?* 

Regardless of the problems associated with suburban 
growth, it 1S apparent that the movement to the suburbs by 
the middle and working classes reflected a general public 
outlook towards density: that high densities represented 
unhealthy and immoral environments, and low densities 
provided the improved living conditions of cleanliness, 
privacy, efficient public services and greater space. The 
impression that low densities were "good," and high 
densities "bad," proved to be an underlying motive in the 
continuous development of suburban residential areas. In 
essence, the density concept was eStablished during this 
period of planning history, and, as will be shown, the 
application of density in modern residential design still 


reflects some of the early principles found in the social 
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and sanitary reform movements of the 19th century. 

As with the development of the suburbs, the emergence 
of the planning movement in the late 19th century reinforced 
the shift towards low density housing. According to Cherry, 
the town planning movement arose from the search for an 
ideal city and society by architects and community builders. 
77 Because of the continual concern over working class 
housing conditions, public officials and reformers believed 
that government intervention was necessary if better living 
environments were to be provided. In particular, government 
intervention meant that officials could establish public 
health and housing standards, essentially by setting strict 
limits on the density of development. A critical step 
towards controlling housing conditions was the 1875 Public 
Health Act, which called for a central body of control and 
locally administered sanitary districts in urban and rural 
areas.?* However, the most important feature of the act for 
the present purpose was its comprehensive approach towards 
the improvement of housing conditions, for much of the 
legislation in previous Sanitary and health-related acts was 
consolidated in the 1875 Public Health Act. Although the act 
did not directly identify the need to regulate "density" per 
se, the power to adopt byelaws concerned with overcrowding 
and space between buildings was a critical component of the 


act's overall purpose. AS an example, section 90 provided 
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local governments with the authority to fix or limit the 
number of persons who could occupy a dwelling, and section 
157 addressed the importance of regulating the spacing of 
buildings: 

"Every urban authority may make byelaws.... with 

respect to the sufficiency of the space about 

buildings to secure a free circulation of air, and 

Witherespect to the venttlatvon of buridings.” 2° 

National regulations compelling local authorities to 
build sewage works and water supply systems greatly improved 
the living conditions in working class districts as well, 
and the deaths from epidemic diseases, all due to poor 
Saliitanyeconaitions. ctellesharply.waBby givingelocal 
authorities the power to regulate the construction of new 
steets and new buildings, the 1875 Public Health Act 
advanced the conditions of working class housing and ensured 
that a higher standard was maintained for new development. 

Despite these improvements, however, housing 
deficiencies and unhealthy conditions were still evident in 
many cities of Britain. The 1875 Act was therefore followed 
by several public inquiries into the housing conditions of 
the working classes. In particular, the royal commission of 
1885 recommended an extension of local government duties, 
including housing inspections for sanitary conditions and 
the power to purchase land and provide loans for municipal 


housing projects. These recommendations led eventually to 


2*The Public Health Act, 1875, The General Public Statutes, 
VicGoriayssso9,7 Chaptenrss 
PoGabe Ghetny (1972))..pa66 


| pede: 16a 3 “at ee aig 


eh) 


Ceahatel Bias i nate Bawa sh 89 


~ 


2a ORs peas sit, Gite ‘akisean tes y 


Aace i» oo Meeting? od dit 'y 

Oe Age ecc ee ve 

ben (oi Dane me 
‘ ans bitva oF Mp tas 


- 


e’gefs.sate, T9el pale! sqto% ents issaroa ) 

hevdages & leech, ame@rsy? «ogre ow bige e730" apenas, cla -_ 
j ~ % ; an 

el en atarthele 244.0 snp powine aye? < apo? oiled : ott - 


see 
ou? on. 800 :: -. .299308Fa =iMa San ‘ey stizes ei: Gee 
f 
fwanti oo!) @it 72 °*.cigvagE pins (ine ‘Joa Maer 
re 
s» oft Stn gst cf. 19veg 2 aa} 34 10n3G 


Jin tt) T1SL0U SY Ieee? © ; = a ; 
i ° ; R / _ 

SA di leah olssys) boat a cin apenebegee von bao arsed © 
‘ 5 a 7 


berudoe Sce pibrugh, cand ooo tes OM UD Gao Ieeroe ens bans wy 


« Shaiya fe yet ee74c7. Bsifer' fate rae ees meagse s ja ; 
2 sete Hi, a% - . aiiee évame Marat 2ytgaee 

W) ga60c va Lite ae) sie Sa eb ak? 93450) Bea => namo 
Sotbi gt 23h bceeee) Baw JOR NS! att  itexpat to eossia van 
Ty Ae ts 3 Bigs Pat Sioa? oT aeiris oni ileal ; aE RveE »' ; 
bo = caumen icyot ez 263 8G at euwast> eniavaw 

- i enna ae Pawel te aia 1 pabanmenaen | 
i ; fis, gBa) -7 hee jhasai cas’ +e tp nal awed " 


ee ae et Ba 


no ibe cn 
na 


the development of The Housing of the Working Classes Act in 
1890. As a national act governing local authorities, the 
importance of the 1890 Housing Act was that it represented 
the first public general act related to housing, and it 
provided the basic foundation of the long succession of more 
effective housing statutes from 1919 to the present. *' With 
particular reference to the the density concept, the 1890 
Act offered more stringent density guidelines for local 
authorities than the 1875 Health Act. The word "density" was 
Still not used, but the "general execution schemes" 
presented in the act contained the critical elements of the 
density idea and recommendations for their control. In 
particular, section 12(4) addressed the need for some form 
of density regulations, and while the responsibility for 
developing such regulations was left to local authorities, 
the act specified the density-related elements that should 
be considered: 

"For the erection of dwellings for the working 

classes the local authority shall impose suitable 

conditions and restrictions as to the elevation, 

size and design of the houses, and the extent of the 

accommodation to be afforded thereby, and shall make 

due provision for the maintenance of proper sanitary 

arrangements."°*? 
Like the Public Health Act, the 1890 Housing of the Working 


Classes Act led to further improvements in public health and 


housing conditions, and a further reduction in death rates 


>*Halsbury’s Statutes of England, Volume 16-Housing(London: 
Buteemwoocnte Co. Ltds, 01970), p.2 

>2The Housing of the Working Classes Acts, 1890, The General 
Public Statutes, Vol.53&54, Chapter 70 
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and?! rnfantecmontalmitye°** By the iendcof gehe century, ttuwas 
apparent that improvements in housing and urban living 
conditions could be achieved by regulating densities, and as 
part of an effort to provide the prized conditions of air, 
sunlight and water, the concern for density regulations 
became an essential element in the development of early 
planning legislation. 

While the statutes of the late nineteenth century 
represented major legislation in their effect on the course 
of residential development, the movement towards higher 
quality housing was still greatly influenced by strong moral 
judgements. In particular, social reformers argued that the 
improvement of living conditions was a necessary 
prerequisite for raising the moral character of the working 
classes.** Individual shortcomings and moral delinquencies 
were blamed on the poor quality of urban life and the 
problems associated with overcrowding. The quest for high 
moral standards plus the basic human necessities referred to 
in LeCorbusier's major works as "Soleil, espace, verdure,"?® 
became the foundation of the modern town planning movement. 
By continuously exposing the social and personal costs of 
overcrowded and unhealthy housing conditions, Booth, Ruskin 
and other social reformers gradually gained acceptance for 


the idea that residential environments should be controlled 


+ Gb. Chenny( 4972), -pege 

24IBID, p.91 

>5LeCorbusier, The Radiant City (New York: Orion Press, 
1967) 


'- 
oa 


aes ML aides sid ¥n 
edivileagsiy >. CneeE 


f 
ie. O@ Bre heir Faw ty ve 


) S14 Ys envisiene tazlid 


ekeseiuwal Yvye0: Was 


? : 9°) a oT 1h had | ob | Al af2 7 
. 
. = @ <y 
sé ° 4 ® han 
S297. ee 9 
> + /Taq “« oe 


meget Reve | alee navies y2/& 

os 1803 Soup; od > h FP astieesaihen 87 eeRes " 
. vaeanedan (9, oa inf ene Fibee tc a 5 | 

hy a > oy el > ikke, Sener emme Lali a] 
vel Arygh cw {a ae es Cea as a et a Od ae ig 

' Sas iF reiyanay Terys “wu ai be io GS 

cS - . “2: ih ICA. « EOS Rao avs + gees: 3 5k.e 

go, ‘be= »4 ee a ote gud bet satus Vase. 


ae iipiriva Y 23) om. ass ali } 


ea eyp on’ etlAn alt ees ale 
; 20 shoe bite, inte de Same elawenndg 
sul ‘deeta ee -” feudny bana. date 


of soiienere eee snhoug 3a 
hit Losses aa bi ite 


ise avi seabe19 * wads? 


ai 


and planned. Interest in social problems, and changing 
attitudes towards rapid urban growth and its subsequent 
housing deficiencies, also contributed to an emergent town 
planning view.°® 

The emergence of a distinctive body of planning theory 
in the early 1900's marked the first serious attempt by 
planners to consider the use of residential density 
restraints and controls. Functional approaches to housing 
layouts were described in early planning textbooks by Unwin 
and others, and for the first time, previously accepted 
design precepts were attacked and criticized. *”’ Although 
Sanitary controls and byelaw development contributed to the 
improvement of urban living conditions, Unwin insisted that 
street placement and backyard size were more effective 
regulations for the reduction of overcrowding and density. 
In his 1912 paper, "Nothing Gained by Overcrowding," it was 
shown that lower residential densities could be achieved by 
reducing the proportion of land devoted to roads. As a 
result, the size of the housing plots could be increased, so 
permitting more space between housing structures.**° A 
smaller area in roadways also implied that transportation 
and servicing costs decreased as the intensity of 
development was reduced. 


26G2E eC HeErnyiGo 2d Pood 

37W.L. Creese(ed.), The Legacy of Raymond Unwin: A Human 
Pattern for Planning(Cambridge, Mass.: The M.I.T. Press, 
1967), pp.68-108 
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When compared to the emergence of the town planning 
movement in Britain, the application of the density concept 
in German cities can be regarded as more effective in the 
improvement of living conditions and the regulation of new 
residential development. An evaluation of German approaches 
to density controls is therefore important for understanding 
the development of the density concept. Although the 
concerns of reformers in Germany were also directed towards 
eliminating overcrowding, improving the physical environment 
and providing healthy housing to the working classes, as 
they were in Britain, the first attempts at regulating 
densities came with the development of zoning ordinances. 
The origins of zoning were linked to building regulations 
dating back to the 16th century, where the principal 
concerns were fire and structural safety. By the 18th 
century, German state governments had begun to issue 
regulations covering structural solidity and building form, 
and, gradually, these regulations became standardized and 
broad in coverage.°* They were also concerned, in various 
ways, with density control, since they typically regulated 
Such aspects of development as the unbuilt portions of a 
lot, building height and placement, and light access. 
Although it has been shown that many of these 
density-related elements are evident in British health and 
housing acts as well, the Germans paid more attention to the 


3°T,.H. Logan,"The Americanization of German Zoning" (Journal 
of the American Institute of Planners, Volume 42, #4, 
Octoberma 9/6) F2p7379 
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inefficiency and ugliness of new urban development, whereas 
much of the British legislation was directed towards the 
improvement or renewal of existing housing. The attention to 
new development is particularly evident when comparing the 
Structure of administrative control and boundaries in the 
two coOuntsiessifor unlike BriteinyesuburbssinaGerman cities 
were put under city regulations or consolidated with the 
cities’ informal town extension schemes. *° 

While there was a trend towards a uniform application 
of building regulations and ordinances in German urban areas 
during the 19th century, in the 1890's a number of cities 
dropped the concept of total uniformity in favour of 
developing various zones or districts. For cities such as 
Frankfurt, Berlin, Stuttgart and Hanover, early zoning 
ordinances consisted of zones specifying the type of 
development permitted and the standards required. However, 
the most notable characteristics of these zoning ordinances 
was that the regulation of building heights and lot coverage 
formed the primary basis for distinguishing the zones.‘*' In 
addition to controlling the density of residential 
development, the "density zones" also had the advantage of 
segregating undesirable land uses and ensuring that a 
specified land use was predominant in each zone. By the end 
of the 19th century, it is apparent that the use of density 


*°p, Breitling, "The Role of Competition in the Genesis of 
Urban Planning: Germany and Austria in the Nineteenth 
Gentury;t-in<A.-Sutcliffe, ed., The Rise of Modern Urban 
Planning 1800-1914(London: Mansell, 1980), pp.31-54 

Siten. geodan( 1976), p.381 
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controls with land use zoning represented a logical 
extension of the density concept. As will be shown later 
however, the application of density controls by zones was 
most influential in the United States, where zoning became 
one of the foundations of the planning movement. 

While early planning literature emphasized the 
importance of density controls, the emergence of the Garden 
City Movement and the use of restrictive zoning in the 
United States dramatically changed the outlook towards the 
design of residential areas. In particular, the 
establishment of density standards became a critical element 
in the design process, for density was seen as an effective 
means of ensuring healthy living conditions. 

The emergence of the Garden City Movement in the early 
1900's marked a change in attitude towards urban development 
and desired lifestyles. Ebenezer Howard was the father of 
the movement, and his book Garden Cities of Tomorrow 
contained proposals to limit the physical spread of cities. 
*2 Upon reaching a predetermined size, further growth would 
be restricted to planned, self-supporting satellite towns of 
30,000 residents. Between developed areas, a belt of 
permanent open space, primarily used for agricultural 
purposes, was placed in an effort to provide the desired 
qualities of clean air, water and sunlight. In offering more 


open space, Howard attempted to "raise the standard of 


‘2h, Howard, Garden Cities of Tomorrow (London: Faber and 
Faber Ltd., 1946) 
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health and comfort of all true workers of whatever grade- 
the means by which these objects are to be achieved being a 
healthy, rational and economic combination of town and 
eountry elite: SoaeTheisignificancesotethe Garden Citysformula 
was that the use of land was not seen purely as an economic 
venture; instead, Howard and his followers felt that land 
use applications must contribute to improvements in the 
quality of life, particularly for the working classes. 
Howard's planned garden cities represented a turning 
point for residential development, since segregated land 
uses and lower densities were deliberately employed to 
secure healthy living conditions. Land allowances for 
individual housing plots were increased in an effort to 
provide all social classes with essential public amenities 
and to improve the immediate access to sunlight and clean 
air. In addition to satisfying basic human needs, lower 
densities offered private open space to each household. 
Howard also concluded that allocating sufficient garden 
Space to all housing lots would allow families to experience 
the advantages of country life. With its underlying desire 
to provide the advantages of town life in a spacious and 
healthy setting, the Garden City Movement represented a 
bastemset of beliefs about mesidentialtdesignethateare “still 


evident in current planning applications. ** 
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By contrast, the initial applications of density 
Standards in the United States at the turn of the 20th 
century were related to land use segregation rather than to 
attempts to reduce the intensity of development. Although 
the United States suffered from housing and living 
conditions similar to those found in Great Britain, local 
government in America was corrupted by giant corporations 
and syndicates,**® and was increasingly under attack by 
progressives and reformers. Additionally, private land 
ownership and subsequent development were fragmented, and 
residential areas were readily encroached upon by business 
blocks and light industrial activities. The lack of 
continuity in residential areas was a problem that 
government officials would not accept, and initial efforts 
to prevent mixed land use came in response to the demands of 
health departments and housing reformers. ** Combined with 
height restrictions and an underlying desire to develop 
homogeneous residential areas, attempts to segregate 
incompatible land uses were considered to be the foundations 
of the early zoning movement in the United States. In 
addition, however, American planners and reformers were 
aware of the use of zoning in Germany and "used the 
precedent as part of their argument for its adoption."*’ 


Visits to Germany by Marsh, Olmsted and other planning 


*5M, Scott, American City Planning Since 1890(Berkeley ,Ca.: 
University of California Press,1969), p.40 
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advocates led them to accept the value of zoning as a 
planning tool, and their published descriptions of German 
zoning systems introduced the concept to American planners. 
By imposing building height and land use restrictions 
early planners also contolled density. But while zoning was 
used to "protect single-family residential areas from 
invasion by factories and apartment houses,"**® and to 
"protect lawful investment and not to injure assessed 
valuations or existing uses," ‘*° as a planning tool it did 
not contribute to the improvement of housing for the poor. 
As Logan concludes, "there is no evidence of their use 
[zoning ordinances] for housing reform through decreased 
density of working-class homes."*° Although writers in the 
eanly es 1900 isvemphasized@the (need togueduce tdensijtiresigin ithe 
interests of housing reform, zoning resolutions developed in 
New York and other cities did not focus on the 
"decongestion” of housing. The New York resolution of 1916, 
for example, was "dominated by the financial and commercial 
interests of the city" and so limited itself to restrictions 
on the height of skyscrapers and the exclusion of 
manufacturing from high quality commercial areas. *' In 
fact, the Advisory Commission which drafted the resolution 
bluntly stated that "zoning was designed to promote business 
interests, not injure them for the benefit of the working 


*8M, Scott(1969), p.152 

*9S.1. Toll, Zoned American(New York: Grossman Publishers, 
1969)pp. 1828183 

bol. eLogan(no/ 6jpnpess2 

51M, Scott(1969), p.155 
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elass}poor,.4*? 

In the American applications, then, the priorities of 
zoning changed from the attempt to improve working class 
housing conditions to the exclusion of the working classes 
from middle class housing areas and the imposition of height 
Bestractronssentcommercial busidings.~s0riginally, in 
Germany, zoning ordinances were a response to the 
overcrowded, unsanitary living conditions of the working 
classes. As in Britain, the objectives of German reformers 
in the 19th century were to improve the physical environment 
of cities and provide the working classes with housing and 
public amenities that would ensure a healthy life. In the 
drive towards housing and urban reform, the regulation of 
density was critical, for it was a method of ensuring that 
desirable housing and environmental standards could be 
achieved for the working classes. Zoning was thus used to 
promote the development of new residential areas for the 
working classes as well as the middle class, through the 
control of such factors as development density and building 
bulk.®? Although advocates of zoning in America initially 
voiced a Similar concern over slum conditions, the 
improvement of working class housing and the need to reduce 
"congestion," all of which could be ameliorated by reducing 


the gross density of development, these conditions were soon 


52D, Marcuse, “Housing policy and city planning: the 
puzzling split in the United States"(Shaping an Urban World. 
Eda GeBse Cherry) London:(Mansell Publishing, 1980)p. 33 

aot H. veogan (1976), p 7380 
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overshadowed.°* In the development of new residential areas, 
density was not a zoning issue, except in the loose sense 
that low density was equated with a desirable residential 
environment. Rather, zoning regulations were directed 
towards protecting the property values of landowners by 
excluding conflicting land uses and working class housing. 
Thus, while zoning represented one of the most important 
contributions to the early planning movement in the United 
States, it dramatically changed the role of the density 
concept, for the regulation of density to ensure healthy 
living conditions for the working classes was no longer 


regarded as a planning priority in residential development. 


C. THE NEIGHBOURHOOD UNIT CONCEPT 

Although zoning had considerable impact on housing in 
the early years of the American planning movement, aS a 
residential planning tool it did not meet the objectives of 
housing and urban reform. ** While zoning provided the 
desirable qualities of homogeneity and exclusion, its 
application as a residential planning tool was limited to 
these two qualities. To establish a suitable level of 
density for a residential area, planners merely used the 
local zoning restrictions as a guideline, and since the 
zoning was primarily influenced by existing development, 


uniformity with surroundings formed the basis of density 


54D. Marcuse(1980), pp.30-36 
''f27Hy wogan (1976), @pes80 
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Criteria.®* With the introduction of the neighbourhood unit 
concept in the 1920's, however, it was realised that this 
approach was no longer adequate, especially for the design 
of new residential areas. 

The contribution of the neighbourhood unit concept 
cannot be overemphasized, since it has been the most widely 
used model of residential design for the past 50 years.*®’ As 
developed by Clarence Perry in the books Neighborhood and 
Community Planning and Housing for the Machine Age, it 
formed the basis of modern planning standards, particularly 
as presented in the influential manual Planning the 
Neighborhood (American Public Health Association, 1960).°* 
In addition to providing general design guidelines for 
residential areas, the neighbourhood unit greatly 
contributed to the practical influence of the density 
concept, because it required density controls and guidelines 
to be viewed as more than just a planning tool to ensure the 
provision of essential services. As with the layout of 
streets, open space areas, and commercial facilities, Perry 
felt that regulated densities determined the "residential 
environment" and the "character of the neighbourhood."*°® 
Since one of Perry's objectives in developing the 


toe eTORL (1969) | peiei sa 82 

57A.A. Solow, C.C. Ham and E.O. Donnelly, The Concept of the 
Neighborhood Unit(Pittsburgh: Graduate School of Public & 
International Affairs, University of 
Pittsburgh, 1969) pp.34-38 

58A.M. Richman, "Planning Residential Environments: The 
Social Performance Standard"( Journal of the American 
Planning Association, Volume 45, #4, October 1979)p.448 

AT ASCSOLOW) eC. Ch tHammandeb. Ov eDonnelty (1969) }Bp. 12 
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neighbourhood unit was to create a residential environment 
that would fulfill the social wants and needs of 
child-rearing families, ‘*° it is apparent that he believed 
that density controls could contribute to a desirable and 
Supportive social environment. "Residential density," he 
thought, "Should not be restricted to only the physical 
environment, but should also involve planning for the social 
envirnonment .:) “4! 

While the fundmental aim of the neighbourhood unit 
concept 1S to provide a "guide for the planning, design, 
development, building and control of new urban or suburban 
areas,"*? one of the underlying principles of the model is 
that it attempted to reflect social norms and traditional 
needs which were perceived as desirable and characteristic 
of American society. As a result, the neighbourhood unit has 
been accepted as “an area representing certain values both 
for the residents and the larger community."°* Yet, although 
the planning-related objectives of the neighbourhood unit 
are clearly presented by Perry, the social values on which 
the concept is built have generally been left as vague 
assumptions, rather than explicity identified and evaluated. 

In the context of this thesis, the significance of 
identifying the values that underlie the neighbourhood unit 


6°A.B. Gallion and S. Eisner, The Urban Pattern-City 
Planning and Design(New York: D. Van Nostrand Company, 4th 
Editon ne 1980); ap. 223 

61A.M. Richman(1979), p.449 

San AL Solow etrak(i969)y pris 

63S, Keller, The Urban Neighborhood: A Sociological 
Perspect ive(New York: Random House, Inc., 1968)p. 92 
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concept is that they help to account for the progressively 
changing role and application of the density concept in 
residential planning. In general, the values assumed by 
Perry reflect the desire to create homogeneous residential 
areas where the population shares similar interests and 
moral standards. Furthermore, Perry felt that the values of 
a homogeneous population could be most appropriately 
Supported and served by a village lifestyle and physical 
setting. As a result, the density of housing and the 
physical relationship (e.g. distance and location) to open 
Space and educational and commercial facilities became the 
primary design criteria that Perry employed to achieve his 
conception of neighbourhood life. 

It 1S apparent that Perry's own bias towards the single 
family home and his assumptions about social norms greatly 
affected the placement and layout of single-family 
housing.** It should be emphasized, however, that it was not 
the purpose of the neighbourhood unit to provide guidelines 
Grestandardsstoveresidential densities. This can be 
attributed to Perry's belief that the normal lot size in any 
neighbourhood unit "Should be as close as possible to that 
which an informed real estate man would say was best for 
that type of district."** Perry's attitude towards density 
was limited to the following considerations: how and where 
different housing types should be segregated; the degree of 


°4C.A. Perry, Housing for the Machine Age(Philadelphia: 
Wolteaneree rel leCos/11939)p. 108 
ehGr nem rerry (1939) eM page 


a) 
54 
plaere 1994 ots ! 
bE 2 
; 2% 
mS. - 7 
. +a533: Oy oast i aan ey sae: ‘2 r 
We | | 
wr pgodt 4 ind x prem aes 5 
. 
; a a P > a 
‘anahe he [ .6b365F6%2 hese 
7 » _ — a 
¢ a - > Ps ~~ : i= - Pan @ 7h 
~t7 uaF ne eit J > ’ art a aa 
Tas / and 
- Sa anpg 8 ry > ’ A i | 
1 $vcxt <e 7 : ) 
i) 
io jae ade. tae" 5 4 eGF 
iy : 
Eset at td I% é i 
om Ing a ha’ Bey 
ae 
f 
pad: Pisa ie ifthe S a ©) es Oui Lig 
rd e ‘ 
i | ‘ cote an -aa 
paths ag ie Tanetes tc sos2q 
< gol VP 7 
| 3 14h 5 ¥ 7 : <3 
. mice: shite, aki aaes i eer ass eyes 
; : thea @ y 1 ’ ; 
ry . sal 7 
« - y , - 
j= ato mais ToS yee sits “708 
= 5 
. Peep ost reat ongink , s!/ GsvOne 2+ Sy ghs 
fa! 4 ¢ oé _ P 
iysec) sine’? itreganed+s ac} ic ceeds 
os) qe “Pelvatbidet ‘se> -& 
| » y ‘ ry ] Dy , : : 4 cat ¥144 | 2 » i 
> al Leon hl Shine nf 3 = ‘ - oe 2 > yw < : 
: : 7 ae an 
' ' f ’ : ¥ p ay AD Let; [ ¥ -— a0 on wlan ‘s " throw Vo { 


te 


1 gay eae f Li te iit a ll iooy bo totnt 
; iv Je Py 
Shirase 2° and ae fAve4 ti +s to zs cm 


7 
sxe Sie hod janiela rhage she: 
We 
a 


ie wane S47 4 sbasepe” ny ee a 64 


tuiAquadel 1A bemh 
ba" 


33 


concentration and representation of single family housing in 
proportion to multiple housing; and the security or 
preservation of family-oriented values such as privacy, 
cleanliness, sanitation, community identity and the 
protection of economic assets. Because it was assumed that a 
desirable family life and values could be most effectively 
fulfilled through the provision of single-family housing, 
this form of housing development is dominant in applications 
of the neighbourhood unit concept. 

The segregation of different housing types was also 
promoted by Perry, since it was assumed that this planning 
practice would contribute to the preservation of 
family-oriented values. Perry's segregation by housing type 
has endured as an essential design consideration in 
residential areas, and because this approach still helps to 
maintain real estate values, it continues to be regarded as 


an indigenous American planning concept. ‘°° 


D. DENSITY STANDARDS 

Although many of the design criteria presented in the 
neighbourhood unit concept are still employed in residential 
planning, the first genuine attempts to establish generally 
acceptable density standards did not occur until the 
publication of Planning the Neighborhood by the American 
Public Health Association in 1948 and 1960, and its British 
equivalent, The Density of Residential Areas, in 1952 and 
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1959. Regardless of the recommended densities presented in 
these two highly regarded references, it is apparent that 
the treatment of density is strictly limited to the 
provision of essential needs and services, and a desire for 
healthy living conditions.‘’ This application of density 
reflects the fundamental residential design objectives that 
were rooted in the sanitary reform and garden city 
movements: protection against overcrowding and the desire to 
provide the basic human necessities of sunlight, clean air 
and water to all residents. 
As concluded by the APHA, the principal factors 
governing or limiting housing densities in a neighbourhood 
are 
1. the essential need to provide adequate daylight, 
Sunlight, air and usable open space for all 
dwellings 

2. to ensure adequate space for all community 
facilities 

3. to create a general feeling of openness and 

Drivacy..me: 

For practical purposes, the difficulty planners 
encounter when trying to determine desirable or appropriate 
densities is that a fine balance must be established among 


the factors that govern or contol density itself. In other 


mm eee aa ei 


‘7American Public Health Association-Committee on the 
Hygiene of Housing, Planning the Neighborhood (Chicago: 
Public Administation Service, 1960), p.36 

‘®American Public Health Association(1960), p.36-7 
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words, the planner must identify the desired standard of 
living or demanded lifestyle for the neighbourhood, and then 
try to determine the essential service provisions, 
health-related factors, and so on, that would help to 
fulfill the wants of residents. In reaching this balance of 
density-related factors, there must be consideration for 
each factor's weight on a scale of importance and whether 
some factors, which may be regarded as absolute necessities, 
can only be provided if others are sacrificed. If the need 
to economize on land is regarded as a physical design 
objective, for example, what densities are most appropriate 
to ensure "a general feeling of openness and privacy?" 
Without compromising, is it possible to determine a level of 
density that is capable of satisfying both criteria? 

The preceding example helps to express the general 
dilemma that 1S encountered when trying to understand the 
density concept. For planners, there are no density 
standards that can be universally applied for all physical 
planning objectives and socioeconomic conditions in widely 
differing local settings. Because of these differences, the 
"balance" or mix of factors that governs the appropriate 
level of density is unique to the individual neighbourhood. 
Moreover, the confusion iS compounded by the APHA's 
recommendation that it is desirable for a neighbourhood to 


contain a variety of dwelling types, so as to "provide for a 
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NnoOuMa kaGunoss. Sectonsof the population.” %% Tt is 
unrealistic, however, to assume that the aise bawers of dwelling 
types can be consistent for all neighbourhoods. The need to 
provide a range of housing for various income groups and 
different lifestyles thus presents the problem of 
determining an appropriate mix of dwelling types in each 
residential area. To accomplish this, the demand for each of 
the different dwelling types must be identified. While the 
APHA concludes that good design practice and site planning 
can provide the necessary factors and amenities that 
contribute to "good housing" even at high density levels,’°® 
design criteria or guidelines are not offered. The mix of 
dwelling types and the arrangement and relationship of 
different levels of density represents one of the critical 
components of neighbourhood planning. It also directly 
affects the lifestyles and satisfaction of residents, as 
well as land values and access to all facilities. 
Unfortunately, these aspects of density and a planning 
approach for mixed housing development have been completely 
ignored by the APHA. 

To solve the problems associated with density 
applications and the determination of suitable density 
levels, the APHA recommends densities for various dwelling 
types. Although the APHA does not directly promote its 


recommendations as a "guarantee" for meeting the needs and 


‘*American Public Health Association(1960), p.27 
7°American Public Health Association(1960), p.36 
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requirements of neighbourhood residents, it is easy to 
interpret or accept the recommendations as absolute 
Standards. In fact, there is an accompanying warning that 
some of the "amenities of good housing" will be precluded if 
the standards are exceeded: 

"Although higher densities for these dwelling types 

may be compatible with standards for light and air, 

it is doubtful whether densities beyond these maxima 

will permit sufficient flexibility in design to 

ensure privacy and other amenities which should be 

obtained with one- and two-family dwellings." 7' 

The recommended standards are summarized in Table 1. 
For most neighbourhooods, the density standards for one and 
two-family dwelling types, ranging from five to sixteen 
units per acre, have the greatest implications for 
residential design. The APHA, however, do not reveal how 
these density standards were determined or the criteria that 
were used to arrive at the specific values. 

Since the beginning of the modern planning movement, 
the desire to set residential density standards has been a 
common design-related objective. Table 2 provides evidence 
of this tendency, and it also illustrates the lack of 
agreement amongst planning theoreticians. The proposed 
density standards range from Frank Lloyd Wright's one 
dwelling unit per acre to Goodman and Goodman's one hundred 
dwelling units per acre. In comparison, the density 


Standards proposed by the APHA do not help to determine a 


generally acceptable standard, since the 5 to 85 units per 


71American Public Health Association(1960), p.38 
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TABLE 1 


RECOMMENDED DENSITY STANDARDS 


NET DWELLING DENSITY 


(Units per Acre of Net 


DWELLING TYPE Residential Land) 
Standard: Standard: 
Desirable Maximum 


ONE- AND TWO-FAMILY 


d~family detachedic.. ..c.esses 5 7 
l-family semidetached 
or @eese2ee 10 ik? 


2-family detached 

l-family attached (row) 

or e¥elcls!s ss 1 Oo i9 
2-family semidetached 


MULTI-FAMILY 


Z-SLOL Vicrete sareiers crete erole ets tater ete e Zo 30 
ES Ss COL Votes aie sists tists eloke etwle’ euetcls’ of oe 40 45 
SS LOGY aiciets cletetsieiels sietelets sisters! cie.= 65 1S 
DESLOL Vatetteteicists eeterete e steterete tere 75 85 
WS SLOL V wteasketa s: shiuls ets sieie)s' ste islais’ overs 85 95 


Source: American Public Health Association-Committee on the Hygiene of 


Housing. Planning the Neighbourhood. Chicago: Public Admin- 
istration Service, 1960, p. 39. 
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TABLE 2 


RECOMMENDED DENSITY STANDARDS BY PLANNING THEORETICIANS 
THROUGHOUT THE DEVELOPMENT OF THE DENSITY CONCEPT 


Density per Gross 
Year Author, Title, Sub-Area Residential Acre 


1934 (T. Adams) Design for Residential Areas 


Residential Section 56 aGeuls 
1910 (E. Chambless) Roadtown PLO) Clas, 
1923) (A. Comey) Regional Planning Theory "Sixth 
Class Size City" 4 d.u. 
1924 (Le Corbuiser) Urbanisme 
City 125 people 
Garden Cities Nisaic 
1945 (Le Corbusier) ASCORAL Les Trois Establissments 
Humains 
Linear Town 
High Density 40 d.u. 
Low Density 3H ¢) fol tbhs 
1929 (H. Ferriss) Metropolis of Tomorrow 50 d.u. 
1890 (T. Fritsch) Stadt der Zukunft 
Inner Ring A= Od Ui. 
Outer Ring 30-46 d.u. 
1923) (E. Gloeden) Inflation der Gross Stadte 
Inner ring 50ndieur 
Outer ring Re) loath 
1947 (P. Goodman and P. Goodman) Communitas 
City of Efficient Consumption 100 d.u. 
New Commune 
Urban node a5 ‘deus 
Urban belt kod su. 
Semirural belt ko dvu. 
Production Center n.a. 
1945 (Gropius and Wagner) A Program for City 
Reconstruction 
Small Unit LOR us 
Large Unit 4 d.u. 
1945 (H, Herrey, et.al.) Organic Theory Residential 
Unit 312 °disux 
1893 (E. Howard) Garden Cities 8-10 d.u. 
1946 (Le Corbusier, J. Justement) New Cities for Old 
Inner ring Efs) folaib\e 
Middle ring UO Nd ats 
Outer ring POR) eh G tbh 
1947 (A. Klein) Man and Town 25 uC ais 
1934 (R. Neutra) Rush City Reformed 100,15,6 
(4 types of residential areas) 2} Hefoibis 
1929 (C. Perry) Neighbourhood Unit Sh) Clon 
1946 (S. Sanders & A. Rabuck) New City Patterns 
Neighbourhoods 5-60 d.u. 
1944 (J.L. Sert) Human Scale in City Planning 
Residential Units) 3=5d.u 
1945 (L. Wolfe) The Reilly Plan Reilly Unit 10 vd jue 
1932 (F.L. Wright) Broadacre City ied 7s Sb 1S 


Modified from S. Sussna, "Residential Densities or a Fool's Paradise," 
Land Economics, Volume 49, #1, February 1973, p. 9 
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acre range presented in Table 1 merely falls in the middle 
of the density spectrum shown in Table 2. Unfortunately, the 
great disparity of density standards in the planning 
literature only serves to reduce their credibility in 
practical applications. 

In evaluating the purpose of the APHA's density 
standards, it must be concluded that an attempt has been 
made to develop an "ideal" density, where all of the needs 
and requirements of residents can be met. This is also true 
of the diverse selection of density standards presented in 
Table 2. But, because of the different values and changing 
planning needs that are reflected in the standards proposed 
in the planning literature and the need to consider local 
eondeions, “1tevs duffreulveto evaluate and rank the 
effectiveness of each of the recommended standards. As an 
example, many planning advocates in the past associated low 
density housing with the fulfillment of family lifestyles 
and needs. In contrast, other density standards have been 
more mindful of the cost of providing community facilities, 
transportation services and the like.’? Density standards 
also vary nationally, for planners from Britain tend to 
advocate higher densities than those in the United States.’? 
Since it has been observed that Ebenezer Howard's density 
concept, which has "Safeguarded light, provided gardens and 


72§, Sussna, "Residential Densities or a Fools Paradise” 
(Land Economics, Volume 49, #1, February 1973)p.10 

73G, Drover, "Urban Density-My Space and Your 

Space" (Canadian Welfare, Volume 50, #3, May-June 
1974)pp.17-18 
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recreation space is holding up well to the test of time," 
Sussna has argued that the garden city densities still have 
some credibility.’* On the other hand, Jane Jacobs argues 
that the garden city advocates confused high densities with 
overcrowding and that low densities were simply used as a 
preventative measure against overcrowding.’* For Jacobs, six 
dwellings or fewer to the net acre is a low density. 
Although Sussna, Jacobs, the APHA and other planning 
theoreticians give the impression that the most appropriate 
level of density for single family housing falls somewhere 
between five and ten dwelling units per acre, it is still 
apparent that the optimum or ideal densities estimated by 
planning "experts" are as varied as the experts 
themselves.’*® But in the quest to recommend 
SUuitable/appropriate density standards, the purpose of the 
density concept and the design factors which should affect 
the level of density appear to have been neglected: 

"The target is to regulate density by prescribing 

the allowed number of dwellings and floor space per 

acre on the basis of design controls to ensure 


compliance with a preconceived plan for a particular 
neighbourhood development or new town." 7’ 


4S, suesiatnieod 3) pete 

753, Jacobs, The Death and Life of Great American Cities(New 
York: Randoms House je inck 591961), spp 205-6 
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E. DEVELOPMENT OF THE DENSITY CONCEPT SINCE 1960 

After the publication of Planning the Neighborhood, the 
planning literature fails to approach the density concept 
with any new perspectives regarding its role or purpose. As 
presented by such authors of representative planning texts 
asmkeebleima a tGibberd, ©2%4iGallvonm tandémnsner; 64° cRatcliftie: 
*' and Stevens, **the primary function of the density 
concept continues to be limited to ensuring the provision of 
essential services and the basic health-related needs of 
light, sunshine, air and privacy to all residents. While 
there is a common agreement that alternative forms of 
housing should be offered in a neighbourhood, and that 
effective design practice and site planning must accompany 
density controls to provide the desired living environment, 
the bulk of planning literature suffers from the same 
deficiencies as Planning the Neighborhood: the discussion of 
mixed dwelling types is biased towards single family housing 
development; there is a failure to accept and anticipate 
changing needs in housing and, subsequently, changing 
density level requirements; and design recommendations or 
guidelines are limited and directed towards single family 


7®T,. Keeble, Principles and Practice of Town and Country 
Planning(London: The Estates Gazette Limited, 1969), 

pp. 254,259,262, 263,269 

79F,. Gibberd, Town Design(London: The Architectural Press, 
1O70)5pe267 

som B wiGallgon and S. Bisnen(~i980), p.337 

*"09. Ratcliffe, An Introduction to Town and Country 
Planning uondon:sHutehanson® &9Co.mitd S974)" vpp 12917295 
®2D,.H.M. Stevens, Densities in Housing Areas(Dept. of 
Scietific and Industrial Research, London: Her Majesty's 
Statmiondmy OLrtice, 1 960)7mpp.o-— 1/1 
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housing layouts.** For Keeble®* and others, the failure to 
effectively address the problems associated with the density 
of mixed developments and the role of design principles and 
Site planning can be attributed to a reliance on recommended 
density standards. By applying these standards, the authors 
have assumed that the design-related considerations will be 
controlled sufficiently to secure the factors that 
eonuributestomegood "housing eWhrlesittisspossible that 
density standards contribute to the layout of residential 
areas by regulating the intensity of development, the 
architectural component of design has been neglected: 

"The arrangement of various space, masses and wall 

elements by architectural design could have a 

profound influence on residential dwellings and thus 

affect or alter the assumptions as to density 


controls, but with few exceptions, architectural 
influence has been excluded from residential areas." 


85 


Although the planning literature after Pianning the 
Neighborhood generally recognizes the importance of allowing 
for neigbourhood densities that are high enough to permit 
mixed development, it is obvious that the single-family home 
continues to be associated with desirable living conditions 
and the most effective method of catering to the essential 


needs of all residents. In fact, Keeble bluntly states that 


31, Keeble(1969), pp.270-282 

4h. Keeble(1969), pp.256,259 

®5..A. Stein, The Relevance of Legal Density Controls in 

Town Planning to the Human Use of Space(Toronto: Dept. of 
Urban & Regional Planning, University of Toronto, 1976), 
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"low density is good and high density is bad."** Since the 
Origins of the planning movement, “lower density has always 
been interpreted as synonymous with higher quality."*’ The 
advantages of the single family house are well documented: 
it symbolizes the family as a unit; the health-related 
factors of clean air, light and privacy are normally 
ensured; there is more outdoor space for recreation; and the 
house can be maintained or remodeled at the discretion of 
the owner.*®*® As an alternative form of housing, high density 
apartments and condominiums have been traditionally regarded 
aS poor environments for a healthy family life and raising 
children. It is widely held that high density development 
induces danger to children while creating general 
inconveniences, a lack of privacy and mental stress. ** The 
design of high rise apartments, in particular, encourages 
vandalism and crime.’° Furthermore, to support the merits of 
the single family house, Ratcliffe and Keeble have argued 
that apartment development is not economically feasible: 

Flats can be said to impose greater costs of 

construction per dwelling, particularly in respect 

of combating the increased structural stress, the 

supply of lifts, sound insulation, rubbish chutes, 


fire escapes, and general maintenance of common 
pales ia. 


°°, Keeble(1969), p.143 

‘aurbanubandminstatute (1978) ,80.153 

SRLVICi S1telPIlannings (Mass. : ‘ThegM. 1.7. (Press 91974) 
pe2gy 

®°J. Ratcliffe(1974), p.320 

°°T F, Saarinen, Environmental Planning - Perception and 
Behavior(Boston: Houghton Mifflin Company, 1976), pp.73-76 
“Aiieekaccii ret 974) op, 320 
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Regardless of the living conditions and costs 
associated with high density, it is apparent that there has 
been a distinct desire to limit this form of development in 
Suburban areas in North America. In general, the literature 
succeeding Planning the Neighbourhood opposed the 
development of high densities in residential areas on the 
basis of two previously implied misconceptions: that single 
family houses provide living conditions that are superior to 
all other types, and that high density apartments and rental 
units downgrade an area Since they attract people who fall 
into a lower social status group. These misconceptions date 
back to the early zoning movement in America, when the 
central motivation of ordinances was to segregate 
undesirable socioeconomic classes from middle class families 
who wanted to protect their property values while 
maintaining a homogeneous social environment. However, with 
changing social trends, the demand for alternative forms of 
housing and improvements in technology, it is no longer 
appropriate to approach residential design and planning from 
the perspective of the middle class family owning and 
occupying a detached house in a spacious yard. By limiting 
the role of the density concept to ensuring the provision of 
vessential services and health-related factors, the planning 
literature has simply failed to account for changing social 
and physical needs and technological advances in housing 


construction. 
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III. CHAPTER THREE 


THE HOUSING MARKET: CANADIAN TRENDS AND IMPLICATIONS FOR THE 


DENSITY CONCEPT 


A. CHANGES IN HOUSING NEEDS 
Since the early 1960's, societal trends and changing 
demands in the North American housing market have 
dramatically affected the design of suburban neighbourhoods, 
with large implications for the density concept. While these 
societal trends represent changing values and attitudes 
towards housing, living conditions and lifestyles, the 
specific trends which directly affect the density concept 
can be summarized as follows: 
1. a greater percentage of discretionary income is 
being paid for housing; ' 
Zeeecheebirthervatevhas= fallen je 
3. the population of single adults is 
increasing(divorced, widowed or never married);°? 
4, the number of households has been increasing, 


but their average size has declined in 


‘Urban Land Institute, Residential Development Handbook 
(Washington: Urban Land Institute, 1978), p.19 

7Urban Land Institute(1978), p.20 

Urban band Institute(1978), p.22 
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reflection of patterns of family formation; ‘ 

5. changes in transportation and communications 
have contributed to new settlement patterns, 
encouraging lessened attachment to place, long 
distance friendships and high levels of 
mobility se 

6. a greater emphasis on social equity, recognizing 
the heterogeneous nature of the population, has 
demanded a more pluralistic view of the 
neighbourhood * 

In combination, these trends have reflected a major shift in 
household composition. One result has been that the 
Single-family dwelling dominance of the Canadian housing 
market has been disrupted, to meet the needs and lifestyles 
of single adults, childless couples, and so on; 

"With smaller households, the demand may increase 

for multifamily housing, townhouses, and smaller 

detached houses. Housing which suited the needs of 
middle-aged couples with school children may not 

Satisfy the needs and preferences of young 

households. The young unmarried adult population 

tends to be less concerned with seeking permanent 


housing. This suggests that the demand for rental 


housing, particularly apartments, will increase." ’ 


Yet, although the popularity of high density housing 
units continued to grow throughout the 1960's and into the 


1970's, the demand for multiple housing cannot be attributed 


“BBLD 

5A.M. Richman, "Planning Residential Environments: The 
Social Performance Standard"(Journal of the American 
Planning Association, Volume 45, #4, October 1979), p.449 
SPBLD 

iUrnbanebLand sinstitute (1978); .pj25 
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solely to changes in household size and formation. As recent 
literature indicates, the increased demand for multiple 
housing also reflects the escalating costs of housing in 
Canada. Since the early 1970's, Canadians have been spending 
more and more of their income on housing, because housing 
prices have increased much more rapidly than inflation and 
the general price level.® In evaluating 25 urban areas 
across Canada, the Greenspan report concluded that "lot 
prices increased at a rate over 40% greater than the general 
rate of inflation. Lot prices exploded relative to the price 
of other goods."° Although the land component is often 
regarded aS a major culprit in soaring housing prices, the 
cost of the house itself has also risen dramatically, due to 
increased building standards, escalating mortgage rates and 
the increased costs of building supplies and labour. '° 

In the Canadian housing market, such factors as the 
large increase in the 25 to 35 year age group and higher 
household incomes greatly contributed to the housing price 
boom of the early 1970's. While it has been suggested that 
the significant increases in housing demand were due to a 
period of constrained supply, higher housing prices were 
also the result of a change in the purchase motives of the 


®S$.M. McFadyen and R.J. Hobart, "Inflation and Urban Home 
Ownership" (Urban Housing Markets: Recent Directions in 
Research and Policy, Ed. L.S. Bourne and J.R. Hitchcock, 
Toronto: University of Toronto Press, 1978)p.164 

°D.B. Greenspan, Down to Earth(Federal Provincial Task Force 
on the Supply and Price of Serviced Residential Land, Volume 
bpnt978) ps5 

Uw RS oe eee Density and Behavior(Edmonton: Alberta 
Environmental Research Trust, 1977)p.1 
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Canadian consumer. In studies by McFadyen and Greenspan, for 
example, it was concluded that the priorities of housing 
purchasers had shifted from the need for shelter and living 
Space alone to investment expectations. Therefore, housing 
ownership was increaSingly based on the speculation that 
Capital gains could be expected in the future.'' This 
hypothesis is supported by the price of rental housing, for 
rental accommodations were available at market prices much 
below the real resource costs of ownership.'? Because 
housing for many Canadians represented a speculative 
investment, the market responded with higher and higher 
prices; "investors" were willing to pay more in expectation 
of a profitable return and a curb against inflation. 

As single family house prices inflated, however, a 
proportionately larger sector of consumers were eliminated 
from the housing market. It therefore became apparent that 
alternative, more affordable forms of housing had to be 
offered. The housing market has responded to this need ina 
variety of ways, all of which have served to increase the 
density of suburban development. Average lot sizes have been 
reduced, new types of detached housing have been introduced 
(e.g. zero lot line houses), and the amount and diversity of 
multiple housing have been greatly increased. These trends 
are expected to continue. For example, according to Alberta 


Housing and Public Works, the forecast for the housing mix 


‘1S.M. McFadyen and R.J. Hobart(1978), p.175 
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in Alberta by 2001 is approximately 45 per cent single 
detached and 55 per cent multi-family, as compared with a 
Split fof @G5 sper cent to 35 per centhin) 1976. °° Table 3 
provides a detailed breakdown by five year intervals of the 
proportionate change of multiple housing in the Alberta 
housing market. This shows a steady decline in the supply of 
Single family housing, with a complementary increase in the 
supply of rental housing (Table 4). This can be attributed 
to the changes in household structure desrcibed earlier. In 
addition, the demand for rental housing will greatly depend 
on Canadian mortgage and lending rates. If the current trend 
of high interest rates continues, a greater proportion of 
the housing market will seek rental accommodation rather 
than home ownership. Therefore, it can be concluded that 
there will be two basic trends in the Canadian housing 
market: a shift from single family houses to multiple 
housing, and from ownership to rental occupancy. The trends 


are not necessarily the same. 


B. MULTIPLE AND DETACHED HOUSING TYPES 

In the housing and real estate literature, such terms 
aS apartment, condominium, and multiple housing are used 
very loosely, and betray a confusion between the concepts of 
tenure and structural form. Regardless of the housing 


structure, there are two basic types of tenure: rental or 


ee a eae eae 


'23Alberta Housing and Public Works, Alberta Housing 
Requirements to 2001(Policy and Planning Division, 1979)p.2 
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TABLE 4 


ESTIMATED FUTURE OCCUPIED HOUSING STOCK IN ALBERTA 


Owned Rented Total 
% of % of 

Census Total Total 

1976 BIZ OeS 64.8 202,460 sys 7 575,290 
1981 478,800 64.9 258,700 Soran 737,500 
1986 595,300 64.4 329,100 355.6 924,400 
1991 714,500 63.4 412,000 36.6 EF126:7500 
1996 835,200 O2.2 508,000 Shara 1,343,200 


2001 959,700 60.8 819,200 39 we 1,578,900 


a 
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self-ownership. Although many owners rent detached houses 
for profit, and so on, renting is commonly associated with 
housing forms where more than one unit is contained. As 
defined in Webster's Third New International Dictionary, an 
apartment is: 

"A room or a set of rooms used as a dwelling and 

located in a private house, a hotel or a building 

containing only such rooms or suites with the 

necessary passages and hallways ...... a building 

made up of individual dwelling units." 
From this definition, an apartment could be located in a 
number of building forms, such as a house, duplex, or 
high-rise multiple-unit building. In the housing literature, 
however, an apartment is generally taken to represent a 
rental unit, and the term refers more to the type of tenure 
than to the building form. Although apartments are most 
commonly associated with multi-storey structures, their 
CiSEinguashingichdracteri Stic ert OmmassStLructural 
perspective, is that they are designed as rental units and 
may therefore lack many of the amenities of housing for 
permanent occupancy. When compared with housing designed for 
self-ownership, this commonly differs in the quality of 
construction and interior finishings, in methods of sound 
control, and in the life expectancy of the building. This 


HASMLeGethnesUrban Land institute, tomconc lude that 7a 
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competitively priced rental unit of the same size."'* 

The distinguishing characteristic of condominiums is 
also the type of tenure. Unlike an apartment, a condominium 
is a self-owned housing unit contained within a building of 
more than one unit. But unlike a continuing co-operative, 
where the members mutually agree to build and operate 
housing to be owned and occupied collectively,'*® a 
condominium is individual, outright ownership of a unit, 
although certain facilities and obligations may be held in 
common. The Urban Land Institute describes a condominium as 

"actual ownership of real property: ownership in fee 
Simple of a cubic air space including only interior 
surfaces .... A condominium is not a design solution 
butgwan rornmeof-ownership. 77% 
That definition to the contrary, however, condominiums in 
Suburban areas have most commonly been associated with a 
design known as the row house or the townhouse. This 
structure usually refers to one or two storey attached units 
that in many cases include a private driveway and yard. Only 
recently has there been a strong tendency for high-rise and 
walk-up apartments to be converted into self-owned units, or 
for high-rise and walk-up complexes to be constructed for 
sale as condominiums. Thus, a condominium is a self-owned 
unit found in a variety of housing types, including walk-up, 
high rise and row house/townhouse structures. 


‘Urcbarm band Instiute (1976), p.130 

‘SM, Dennis and S. Fish, Programs In Search of a Policy: Low 
Income Housing in Canada(Toronto: Hakkert Press, 1972) 
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Multiple housing is also a term that has been widely 
used in the housing literature. Essentially, multiple 
housing includes both rental and self-owned forms of 
occupancy. It therefore embraces condominiums, apartments, 
duplexes, walk-ups and all other housing structures that are 


designed to contain more than one housing unit. 


C. APPLICATION OF THE DENSITY CONCEPT; PROBLEMS AND 
CONFLICTS 
As the high costs of land, building materials and 
labour have pushed the price of a single family house beyond 
the financial reach of a proportionately larger sector of 
the Canadian population, the housing market has responded by 
implementing a variety of density-related measures, Such as 
an increased dependence on apartments and condominiums and a 
reduction in lot sizes. While technical improvements in high 
density construction have ensured that minimum standards for 
air, light, Sanitation and safety can be met, the increase 
in development densities in suburban neighbourhoods has 
created many problems and conflicts. In general, these can 
be summarized as follows: 
1. An entrenched reluctance to accept multiple 
housing aS a permanent solution to inflated 
housing costs and as an alternative to the 
Single family house. 
2. A general failure to cope with the social 


consequences of approving high density 
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developments in predominantly single family 
neighbourhoods 

3. The poor design and careless placement of high 
density projects by developers and the failure 
of the planning system to regulate these 
projects through appropriate design criteria. 

The significance of these problems lies in the 
relationship between the poor design and quality of some 
multiple housing and the strong resistance to its planning 
approval in many Suburban neigbourhoods. As Huntoon 
concludes, much of this opposition is based on a reluctance 
to discard the traditional values associated with the single 
family house: 

"The key problem is not the volume of housing being 
built but the disproportionately long time it takes 
for new development concepts to be accepted. And the 
solution to this problem can only come after we 
overcome our reluctance to accept anything other 
than the single family house as the predominant, and 
OLeenstnes only, —LormeorenOuSingean Our, SUDUGDS Ea 
The image of multiple housing has been detrimental to its 
acceptance as an alternative form of housing in suburban 
neighbourhoods, and it is unrealistic to assume that the 
established residents of a neighbourhood will calmly accept 
higher densities. It has also been observed that the 
opposition to the development of multiple housing usually 


comes from the owners of private houses in the adjacent 


blocks, though proximity is not necessarily a factor. A 


'7M.C. Huntoon, PUD: A Better Way for the 
Suburbs(Washington: The Urban Land Institute, 1971)p.9 


wit Yo inadecelg Steam 
svete Bi! tig 44 ir tly 
ajracty) 2B LeQss of 3 

ceetise cobeved ope} TQaae 

ai ia) deel eeeiae: a 

neces Yo “shone far nghs>e sem . fait’ 
gnidnala ees GS -g20 get 2aoee ot hee oe 2s 
| ason tat ae »ehacds vodbd at sad vaue yaaa ot svorg ae 
ssnseot 655° 8 AG R420 4) au ne acne aid? Re eae a 
ee oe brome 


iat 


afonde af2 erie OFFRe 


an ioe teenage on) aa AR 
P «10-4 -pagaty ae Oeigry ‘ree 


esi.a: Lwi sae fost aun coreg sighttve Bo opant: 6 at oe 
-. autum ap weeued’ 10 met wel Pewee Re -ee rr 
she 26; sone re ae een ei 2%, One. , eh | 
sgaots yidies bRte be nictaeiatan & to @atabiees savant 
ath $02 ‘Detrotto. owed ants ean 2t vainbt inne 2 
ylileoww gazpucd eiatatin 99 soba wt os sola he 
desputes oft mb send whey int We ‘apamnin- atts wort 


s aesget oul foaaneagn, 200 ai agen ee 


dei 


= 


57 


project's acceptance in a suburban neighbourhood depends 
"not only on location, access and other physical factors, 
but also on the attitude of nearby residents and their 
perception of what the density change will mean to their 
neighbourhood."'*® For those residents who oppose multiple 
housing developments, a density change represents a threat 
to existing lifestyles and the deterioration of 
neighbourhood quality. It is therefore in conflict with 
everything that the concept of "neighbourhood" is meant to 
Stand for: 

"The sociological conception of the neighbourhood 

emphasizes the notion of shared activities, 

experiences and values, common loyalties, and 

perspectives, and human networks that give to an 

area a sense of continuity and persistence over 

Cimesw = 
Previously, density regulations and the planning of 
conventional neighbourhood units were seen as aids to middle 
class property holders for the preservation of property 
values.”?° A high density project of any kind is a 
threatening intruder, and homeowners assume that their 
property values will decline. In their own defence, they 
have argued that developers are constructing housing that, 
in many cases, is incompatible with existing residential 


development. Recent examples of this type of opposition have 


occurred in the West Jasper Place area of Edmonton, where 


P4Unbanphand Institute 978) pap s39 

‘8S, Keller, The Urban Neighbourhood: A Sociological 
Perspect ive(New York: Random House, Inc., 1968), p.91 
2°G. Drover, "Urban Density - My Space and Your Space" 
(Canadian Welfare, Volume 50, #3, May-June 1974), p.17 
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homeowners reacted strongly against the development of a 
project with zero-lot-line houses. 7' Single family 
homeowners have also argued that higher densities will 
result in the excessive use of community education and 
recreation facilities, and that local traffic flows will 
increase. Since they are the primary land owners in the 
neighbourhood, single-family residents associate the 
overburdening of community facilities with an increase in 
their property taxes, 7? as well as with a decline in their 
enjoyment of the amenities that are conventionally 


associated with the neighbourhood unit. 


D. THE ROLE OF DESIGN: HOUSING DENSITY OR NEIGHBOURHOOD 
DENSITY? 

Regardless of whether the protests of single family 
homeowners are justified, it 1S apparent that with the 
further development of higher density housing in suburban 
areas, their opposition will continue and, perhaps, 
intensify. Although the press has covered the recent protest 
actions of resident groups, few if any studies have dealt 
with homeowner reactions to the density of suburban 
neighbourhoods, and the residential design approaches that 
can be employed to provide higher density housing forms 
while alleviating the concerns of single family residents. 
Instead, the literature has been focused on the pathological 


21Edmonton Journal, December 1,1980, February 9,1981, 
February 23,1981 
22M.C. Huntoon(1971), p.14 
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and social implications of living in high density housing, 
from the standpoint of the occupants. It has been observed, 
for instance, that high density living accommodations tend 
to intensify a person's reactions and attitudes towards a 
Situation, particularly if that situation is viewed in a 
negative way.’?* But while studies of crowding and high 
density living have provided methods of improving the design 
of multiple housing to alleviate such problems as social 
isolation and anxiety, they have failed to consider how 
higher density housing affects neighbourhood residents. In 
other words, the research has been directed towards the 
implications for housing design rather than the implications 
for residential or neighbourhood design. 

As shown in the review of the density literature, 
planners have been preoccupied with the arrangement and mix 
of different housing types in suburban neighbourhoods since 
the beginning of the planning movement. While Perry, the 
APHA and others greatly contributed to the improvement of 
residential environments through the recommended provision 
of public amenities, density standards and segregated land 
uses, their planning formulas were conceived on the basis of 
Single family housing development. And although many 
components of these planning formulas are evident in 
suburban neighbourhoods today, the increasing demand for 


different types of housing caused by changing market 


233.L. Freedman, Crowding and Behavior(San Francisco: W.H. 
Freeman and Company, 1975), pp.56,89,120, 121 
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conditions and alternative lifestyles has created new 
problems that Canadian planners are only beginning to 
address. The physical structure of suburban neighbourhoods 
has already changed to meet the need for greater proportions 
of multiple housing. Planning-related problems have also 
come to the surface, because planners have not been very 
successful in devising ways of increasing densities that are 
acceptable to neighbourhood residents, and particularly to 
Single-family homeowners. 

The development staging of different types of housing 
is another factor that has contributed to the conflict 
between single-family homeowners and planners and 
developers. In Suburban neighbourhoods where single-family 
houses were built at an early stage because of favourable 
housing market conditions, the change to multiple housing 
development represents a threat to homeowners. There is a 
greater likelihood that conflict will erupt when high 
density development is phased over several years. Since 
increasing pressure is likely to be placed on planners and 
municipal governments to change zoning to accommodate higher 
densities and develop vacant land for multiple housing, it 
can be concluded that the density-related protests will 
continue and tension between single family homeowners and 
developers and planners will intensify. In essence, planners 
find themselves on the horns of a dilemma, torn between the 
pressures of the housing market and the special interests of 


single family homeowners. The most likely compromise is to 
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try to find a way of introducing multiple housing and other 
higher density housing forms into suburban neighbourhoods 
where single family development has occurred at an early 
stage, without disrupting the residential environment. 

One of the special planning difficulties of this 
Situation concerns the provision of public amenities and 
facilities, or the relationship between neighbourhood 
population and the availabilty of amenities. In the original 
conception of the neighbourhood plan, the provision of 
public facilities and amenities is based on the need of a 
projected target population. From this projection, such 
facility characteristics as type, size, location, and 
proximity to the neighbourhood population are determined. In 
many cases, however, the unanticipated development of 
multiple housing increases the population density above the 
planning projection for the neighbourhood. Not only does 
this force essential services to be upgraded, it also 
implies that many of the facility characteristics must also 
be changed for a different population composition. To 
accomplish an effective upgrade means spending public money, 
and this will be reflected in possible tax increases to 
landowners. Furthermore, upgrading public facilities means 
that planners are changing the fundamental structure of the 
neighbourhood plan, since the physical relationship of the 
zoned land use districts will be altered, the mixture of 
housing types will be different, and the concentration of 


the neighbourhood population, which affects the locational 
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characteristics of public facilities, may not be the same as 
Originally conceived. Therefore, in addition to finding a 
way of increasing Suburban densities that is acceptable to 
neighbourhood residents, a cost effective method of 
upgrading public facilities and amenities must also be 
determined - a method that follows the development 
guidelines and objectives established in the plan and does 
not negatively affect the physical or social environment of 
the neighbourhood. 

While the problems related to increases in the density 
and total population of suburban neighbourhoods have not 
been addressed in the housing literature, the design of 
multiple housing is a significant factor in the successful 
introduction of higher density housing types in suburban 
environments. The acceptance of multiple housing by 
neighbourhood residents will greatly depend on the ability 
of planners and developers to design projects which compare 
favourably with the conventional single family house.?* This 
implies that multiple housing must be compatible to detached 
housing in its profile, layout, placement, and general 
physical features and that it must provide similar living 
conditions, conveniences and other amenities to meet the 
needs of Canadian families. From the current literature on 


the problems of high density and overcrowding, it appears 


24R,.B. Zehner and R.W. Marans, "Residential Density, 
Planning Objectives and Life in Planned Communities" (Journal 
of the American Institute of Planners, Volume 39, #5, 
September 1973), p.337 
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that design changes offer possible solutions to the 
successful development of higher suburban densities. While 
these solutions or recommendations are still tentative, the 
Significance of these design improvements is that they 
provide a guide to the likely future appearance of suburban 
environments. 

In addition to the pathological and social implications 
of high density living, literature on multiple housing has 
also focused on life in planned communities and the reaction 
of residents towards their environment. Still, many of the 
design principles that have been used successfully in these 
communities can be employed for multiple housing projects in 
partially developed neigbourhoods. A major study by Lansing 
et al. 2° (condensed in the article by Zehner and Marans) 
compared the quality of residents’ lives in planned 
residential environments to more conventional neighbourhoods 
of single-family housing.’?* The results indicated that 
residents living in the planned higher densities rated their 
environments as high or higher than those in the 
conventional low density neighbourhoods. In evaluating the 
contributory factors, it 1S apparent that the multiple 
housing areas were designed to incorporate many of the 
advantages and features that are commonly associated with 


neighbourhoods of single-family dwellings. However, the 


75Lansing, J.B., R.W. Marans and R.B. Zehner, Planned 
Residential Environments (Ann Arbor: Institute for Social 
Research, The University of Michigan, 1970) 

2 2B ad 


= | x 
af 7 : - cok - 


_ wont de 7 ase (ot aceta 
a netvaitil ee. 
7 Raa aersiagab oe si a eee 
ofa) weldetned b0tia: eee), 
cet. Ae? BF, Bar 


tavinipe 40 | Sper ree ots 


eo; taxi dgul sgicos. bos’ erage A 
ooh grlattat of@/)..8 0 Saeee 
gc lkoker ena Ong Shi ti negS -T 
ov Sc vem ~ Inet wine shears 88 
ends 6: «fis itee reyes 
‘ $EhA79  GALCUHE AH: - 1a 1et seen oe mks ai srommta 
esieoa!l yo {ou ow sof oe é Loreto ys WRB yieeiraeg 
(goe:ay firis smnilhise “a wifet bd tets ‘od! 4. nan ai 
Ce eS MD, bie 
eficdvhhsdal ner Aegebdueuioy axed Maj bynes take 
gern in 1 oiiuget gf? Mapreared, pliant “NRT 
bores awl aaah, vedic: tbie@ea Mit ti priye cs. adnnbs 
/ nie ig-enots acs ged. => it ae er 


ody @ is oufave AE. <.cba00 wate san gos enek age henetionney 
41qts Gime 6hz) dwt: 1a indi ol 4) @:ezeeh grotetizan 
sit hor wRGH Bin taqsooed 2 ang ab, an OR 


7 Adin haagcciinee Lo- cy em Bical ae 
i<e afta navaeGh wegr ht ioit e>fust-shet 


ais 


i 


Taek esusieent. 


- oe 


ie ele 


64 


Study concluded that some factors of housing are more 
indicative of the residents’ quality of life than others, 
and as result, the provision of these factors strongly 
influenced the resident's rating of their environment.?’ For 
example, one of the factors that developers tend to neglect 
in the design of multiple housing is the need for recreation 
Space and private yard space. By providing a patio or small 
fenced-in yard for each household and including a 
combination of open space, walkways and recreation 
facilities(tennis courts, playgrounds) as design 
requirements for the project, developers of the 
highly-rated, multiple housing fulfilled the needs for 
outdoor activity space for the majority of the resident 
families. ** Furthermore, the study showed that the 
provision of private yards secured many health-related 
factors, such as privacy, quiet and safety from traffic for 
children. In addition, the provision of private yard space 
and project recreation facilties has important lifestyle 
implications to other residents in the neighbourhood. There 
is less stress on public facilities, despite the larger 
population, and the multiple housing residents are less 
visible, giving the impression that the increase in 
population represented little or no physical or Social 


impact on the neighbourhood environment. 


27R.B. Zehner and R.W. Marans(1973), p.340 
2®R,.B. Zehner and R.W. Marans(1973), p.342 
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Although the research by Lansing et al. represents one 
of the most comprehensive studies on resident reaction to 
living environments, recent planning literature has 
approached the deficiencies of multiple housing design with 
solutions that stress many of the desirable features of 
Single family housing ownership. Schreier has concluded that 
Canadian developers have failed to realize that "acceptable 
multiple-house forms would have to possess occupancy 
characteristics normally associated with traditional 
housing."?° The attributes which are considered to have a 
decisive impact on the acceptance of higher density housing 
are car access, identity, and privacy. In particular, he 
considers the physical relationship between car and resident 
to be one of the critical determinants of multiple housing 
design, yet it has commonly been overlooked by developers 
and designers. In the majority of multiple housing projects, 
the car is relegated to a communal parking lot at a distance 
from the dwelling, and parking overflows into Surrounding 
streets, creating tension between homeowners and project 
tenants. By separating the car from the resident, the 
concept of ownership and control is removed. As Schreier 
indicates, this separation in current multiple housing forms 
is unnecessary, and imaginative design can accommodate up to 


25 dwellings per acre while ensuring a close proximity 


2°W.E. Schreier, "Residential Density: Problems and 
Prospects"(Habitat Canada, Volume 20, #1, 1977)p.17 
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between car and dwelling. °° 

Multiple housing developers have also been criticized 
for designing living environments that lack identity, status 
andsecharacter) Gfeatures) which areswpart of housing tradition 
and homeownership.*®' To secure these desirable qualities, 
developers could provide the opportunity for each resident's 
housing unit to enjoy physical presence on a public 
street.*? Attempts to create a "communal" feeling and 
central open space have resulted in circular or clustered 
housing forms where the residents associate themselves as 
part of a co-operative or group. In many multiple housing 
projects communal design means the backs or sides of units 
face the street, making the appearance of the project to 
nearby homeowners unattractive. However, without a street 
address or presence on the street, the resident is confined 
and cannot be identified by others in the neighbourhood. 
There is also the distinct relationship between the car and 
housing identity, for immediate car access to the street 
Simulates a driveway in a conventional single family house, 
and removes cars from public streets. In addition to 
providing a closed yard for each resident, privacy can be 
improved by landscaping and avoiding multi-storey projects. 
Along with the careful arrangement and placement of 
dwellings, these improvements would enable developers to 
secure the qualities of audible and visual privacy at 
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densities higher than those commonly associated with the 
development of single family dwellings. In addition to 
improvements in privacy for multiple housing occupants, 
building arrangement, placement and site landscaping greatly 
determine the general acceptance of the project by nearby 
homeowners in the neighbourhood. Combined with individual 
driveways and private yard space, landscaping in a multiple 
housing project can simulate the physical characteristics of 


Single family dwellings. 


E. THE TRADEOFF: LIVING CONDITIONS OR ECONOMY? 

The preceeding review was intended to indicate that 
multiple housing can be improved in terms of occupant 
livability, particularly bearing in mind the practical need 
to increase densities in suburban neighbourhoods. Through 
careful design, developers can offer multiple housing that 
contains most of the characteristics of the conventional 
Single family dwelling, thereby making an increase in 
density more acceptable to suburban homeowners. The results 
are not necessarily "cheap"; on the contrary, the 
availablity of "luxury" townhouses or condominiums is just 
one of the many changes in the suburban housing market. But 
the efforts by developers to provide cheaper alternatives to 
the single family dwelling generally represent a tradeoff 
between the economic costs of construction and living 
conditions, where the quality of living conditions is 


typically sacrificed in order to minimize economic costs. 
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However, the continuous construction and general acceptance 
of poor quality multiple housing forms suggests that the 
priorities of housing requirements have changed to the point 
where living conditions are being sacrificed in order to 
attain "homeownership" at an affordable price. As Schreier 
concludes, North Americans have always regarded 
homeownership as a symbol of status and identity, and in 
part, personal success has been measured by the quality of 
housing.** While developers have been able to fulfill the 
need for homeownership through current design practices in 
multiple housing, developers do not attempt to simulate or 
provide many of the features and qualities associated with 
the single family dwelling. Due to financial limitations and 
a lack of desirable alternatives, Canadians with incomes 
that cannot meet the costs of owning a single family house 
have no choice but to accept the poor multiple housing 
living environments dictated by developers. As a result, 
although the concept of "homeownership" may be financially 
and economically fulfilled through higher density housing, 
Canadians must be prepared to "tradeoff" living conditions. 
The problems resulting from this tradeoff also affect 
Single family homeowners. As indicated previously, 
homeowners in suburban neighbourhoods react negatively to 
housing development which they regard as inferior in 
quality, appearance and status to their own. In West Japser 
Place and other Edmonton suburban areas, opposition to 


>3W.E, Schreier(1977), p.18 
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multiple housing has occurred in suburbs where the single 
family housing was developed at an early stage. Under these 
circumstances, there have been two types of conflict 
associated with homeowners: 
1. Opposition to multiple development built after 
the single family, and originally conceived as 
part of the neigbourhood plan for housing; 
2. Objections to proposals (often approved) to 
increase the densities of some vacant sites, 
which would result in changing the plan and 
increasing the neighbourhood population density. 
In view of the market trends that have already been 
described, it can only be concluded that the pressure to 
change neighbourhood plans to accommodate increases in 
densities for vacant sites will intensify. Under market 
conditions where multiple development will meet the housing 
needs of an increasingly larger proportion of Canadians in 
the future, many developers will be in the position to 
Gesign and build projects with little consideration for 
existing development, a trend that will only intensify the 
conflict between developers and single-family homeowners in 
Suburban neighbourhoods. 
Ingeddteionitoethiskqrowingecenmlict; aby s#yieidingeto 
the demands of the housing market, planners risk 
encountering a host of problems related to lifestyles and 
living conditions. The approval of multiple housing projects 


directly increases neighbourhood density, creating a greater 
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Strain on essential services, public facilities and 
transportation routes. This directly affects all 
neighbourhood residents. Additionally, the residents of 
poorly designed multiple housing projects must cope with 
inferior living environments and the feeling that they are 
lower class citizens in a suburban neighbourhood dominated 
by conventional homeowners. 

For the planning of residential areas, the tradeoff 
between economy and living conditions in housing has greatly 
changed the role of the density concept. Until very 
recently, the problem of land economy and availability has 
not been an important consideration in the application of 
density controls. While the literature has indicated that 
effectively designed housing at higher densities can offer 
desirable living conditions without any additional costs to 
developers, planners have little, if any, control over the 
design of multiple housing or the selling price dictated by 
developers. It iS apparent, then, that the efforts by 
planners to set an appropriate level of density for multiple 
housing represents a compromise where a balance between 
economy(housing costs) and quality(living conditions) must 
be reached. Under ideal circumstances, densities should be 
set at a level where both economy and living conditions are 
maximized, but that ideal is probably unrealistic. The 
result, Keeble suggests, is that one element or the other is 


normally compromised: 
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"Should one seek to discover the density which will 

afford the cheapest possible accommodations or, on 

the other hand, that will provide the best possible 

BuVINGECONG Kt ions mes 
The process of balancing these two factors represents the 
most difficult problem in understanding and applying the 
density concept today. As is evident from the review of the 
literature there are no universal guidelines or evaluative 
critera that can be used to reach the most effective 
balance. This presents a basic question that is not answered 
in the planning literature: How do planners attempt to 
determine a density level that will ensure a desirable 
balance between economy and living conditions? 

Although market demands will continue to lead to the 
planning and development of new residential areas, it can be 
concluded that the problems created by the tradeoff between 
economy and living conditons are more prevalent in partially 
developed suburban neighbourhoods where single family 
housing has been developed at an early stage. To date, the 
consequences of approving housing projects of a higher 
density than existing development seem not to have been 
fully realized. In order to fulfill the housing requirements 
of all residents in a partially developed suburban 
neighbourhood, planners must change their assumptions about 
residential design and density standards. Although the need 
for more multiple housing has been generally accepted by 
planners, the protests of single family homeowners suggest 
that the injection of higher densities into partially 


34 LE. Keeble(1969), p.269 
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developed suburban neighbourhoods has created a great deal 
of hostility and distress. At this stage in the development 
and application of the density concept, there does not seem 
to be a solution to the problems created by a mixture of 
dwelling types or the inability to determine density 
controls that will achieve a desirable balance between 
economy and living conditions. As Sussna has concluded, 


"The relationship between people and the amount of 
land needed for their accommodation is a fundamental 
problem of land use planning. Competing needs exist. 
Striking balances to provide cheap housing 
accommodations while providing good living 
conditions requires complex work. More than 
development costs are involved. The appearance of 
residential areas and the costs of repairs and 
Maintenence need to be taken into account. The 
blending of dwelling types and sizes to provide the 
highest occupancy rate consistent with comfortable 
living is a job that not only demands technical 
skill, it is one that is hampered by formidable 
POrceSsSetenroughoutn tne nations... 


35S. Sussna(1973), p.3&4 
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IV. CHAPTER FOUR 


THE WEST JASPER PLACE STUDY AREA 


A. SELECTION OF THE STUDY AREA AND SAMPLE NEIGHBOURHOODS 

For the purposes of this thesis, the selection of West 
Jasper Place as the study area was based on the following 
erdteuia: 

ifyeclanning history. 

2. The nature or characteristics of the housing 
development. 

3. Documented resident reaction towards the density 
of housing in the area. 

From a planning perspective, the history of West Jasper 
Place dates back to 1967, when the territory was annexed by 
the City of Edmonton. To try to control future development 
and ensure that the land was used effectively, the West 
Jasper Place Outline Plan was developed by the Edmonton City 
Planning Department. It was approved by city council in 
1969, and then amended in 1972, chiefly to revise the 
projected housing requirements for the area and to improve 


the design of such essential services as the educational and 
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commercial facilities and the road network.' Subsequently, 
numerous plans at the neighbourhood and subdivision level 
were submitted and, in some cases, adopted by city planners 
for the West Jasper Place area, but these plans represent 
development proposals put forward on behalf of major land 
holders or developers. They therefore fall under the 
controls and guidelines established in the 1967 Plan and the 
1972 Amendments. 

As shown in Figure 1, West Jasper Place is one of six 
Suburban districts known as outline plan areas. Like the 
others, it abuts on the city limits (as they existed before 
January 1, 1982) and has precisely defined boundaries: 

"The area lies south of the Jasper Freeway, West of 

170 Street, East of the Outer Ring Road, and North 

of the river and Wedgewood Ravine. It includes the 
area south of 79 Avenue and east of 170 Street." ? 

In describing the physical attributes within the 
defined area, the 1967 Outline Plan emphasized the role of 
natural vegetation and other landscape features as critical 
elements of design. A review of the dominant physical 
features of the West Jasper Place area provides evidence 
that the planning and design of the housing and essential 
facilties was greatly influenced by the spatial 
characteristics of these features. In particular, much of 
the 1967 plan is devoted to the need to preserve the 


existing tree cover. Trees are regarded as an amenity which 


‘City of Edmonton, West Jasper Place Outline Plan 


Ammendments, 1972, p.3 
"West Jasper Place Outline Plan Amendments, 1972, p.6 
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FIGURE | 


EDMONTON OUTLINE PLAN AREAS 


Outline Plan Areas 
(Before January 1, 1982) 


Source: Planning Department, City of Edmonton 
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should "Strongly influence both roadway and walkway design, 
and the layout of buildings," since they add "quality and 
interest to a site." * Great value was also attached to the 
nearby river valley and ravines, both for recreational 
purposes and for the viewsites that could be designated for 
luxury high-rise apartments along the river bank. In 
addition, while tree cover and the river valley presented an 
opportunity to integrate elements of the natural landscape 
into proposed development schemes, soil types influenced the 
placement of housing types and neighbourhood layout. 
Specifically, to the north of 79 Avenue, west of 170 Street, 
a peat moss meadow and a "dumping area" were discounted for 
Single family housing because of their high development 
costs. Since multi-storey buildings require deep 
foundations, however, their construction costs are not 
affected by such conditions. This has led to the obvious 
principle that "high rise buildings separated by generous 
landscaped areas should be located in zones where severe 
Sub-soil problems exist."* 

When compared with older residential areas in Edmonton, 
the outline plan areas present several special housing 
development characteristics. Between the inner city and the 
outline plan areas, the residential neighbourhoods consist 
primarily of single family housing built during the 1950's 
and early 1960's. Since the planning and design of outline 


7City of Edmonton, West Jasper Place Outline Plan, 1967, 
pais 
* West Jasper Place Outline Plan, 1967, p.18 
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plan areas began in the late 1960's and early 1970's, the 
complex changes in the housing market exerted their 
influence on the density standards and housing mixes 
recommended by planners. In general, the response was to 
propose a variety of housing types to accommodate different 
Socioeconomic groups and a wide cross-section of households. 
This trend foreshadowed a dramatic change in the physical 
structure and design of residential areas. ° 

AS a study area, West Jasper Place offers many 
advantages for an investigation into resident reaction 
towards the density of housing. Unlike the homogeneous 
housing that is typical of earlier residential development, 
the West Jasper Place area provides a range of housing 
patterns, from primarily single family neighbourhoods to 
multiple housing neighbourhoods where detached houses are of 
minor importance. The majority of neighbourhoods, however, 
are of the mixed type, with higher density projects 
concentrated in particular sectors, separate from the 
detached houses. In West Jasper Place, the neighbourhoods 
with the strongest mixture of housing types tend to be 
grouped in close proximity to each other, mostly north of 
79th Avenue (Whitemud Freeway). The least mixed 
neighbourhoods tend to be south of 79th Avenue and 


immediately adjacent to each other. 
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The best example of a neighbourhood in which multiple 
housing is dominant is Callingwood (Figure 2), the 
neighbourhood in which it was originally intended to locate 
the West Jasper Place town centre. With the recent 
development approval of a 1200 unit rental project on that 
Site, alonggwith other projects ineluding public housing, 
Callingwood will be the most densely populated suburban 
neighbourhood in Edmonton.* The contrast with the Westridge 
neighbourhood, immediately to the east, is particularly 
dramatic. AS a "prestige" housing area, Westridge contains 
some of the most expensive homes in Edmonton, ranging in 
price from $7165 ,0000t0 $800, 000-0 Twomcondominium, projects 
have also been developed in the neighbourhood, with a price 
range of $185,000" to $2507; 000 yebutemteas apparent that an 
attempt has been made by the developers to establish 
Westridge as a "luxury condo" market. The high quality 
housing is complemented by the natural physical setting of 
the neighbourhood, for the tree cover and ravines provide 
relief from the bare landscapes of West Jasper Place 
neighbourhoods north of 79th Avenue. 

The proximity of two such different neighbourhoods as 
Callingwood and Westridge provides an ideal opportunity to 
identify resident reactions to density issues. Not only are 
there differences in the socioeconomic status of the two 
neighbourhoods, but each illustrates a different approach 
towards residential design and the application of the 


‘Edmonton Journal, April 10, 1981 
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FIGURE 2 


City Boundary 


WEST JASPER PLACE STUDY AREA 
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density concept. If, in addition, a neighbourhood where 
there 1s a mixture of housing types is included, the study 
will represent a complete cross section of housing 
development and neighbourhood design in West Jasper Place. 
As a result, it should be possible to determine reactions to 
the density applications that are most commonly used in 
suburban development by planners today. 

The Aldergrove neighbourhood was selected to represent 
the mixed housSing pattern. In addition to its proximity to 
Callingwood, which was expected to offer many conveniences 
during the distribution of the questionnaire, it was thought 
that the residents of three neighbourhoods as close together 
as Aldergrove, Callingwood and Westridge would share many 
facilities, such as transportation routes, parks, retail 
outlets and schools. As a result, direct comparisons of the 
responses from each neighbourhood could be made. The main 
reason why Aldergrove was selected however, is that it has 
been the seat of more aggressive homeowners' protests 
against high density developments than any other 
neighbourhood in West Jasper Place. These protests have 
received a great deal of publicity, which means that they 
are well documented in newSpaper accounts. It was also 
anticipated that Aldergrove residents would be very 
interested in completing a questionnaire. 

Although the nature of the housing development was the 
primary factor in the selection of West Jasper Place as the 


study area, the history of resident opposition had a number 
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of favourable implications: West Jasper Place residents are 
well aware of the housing trends in their neighbourhood and 
the application of density controls; the protests against 
local housing projects have been based on density and 
density-related issues, such as neighbourhood population 
increases, the overburdening of public facilities and 
depreciation of land values; and, most significantly, the 
opposition against density has come from single family 
homeowners who are immediately affected by the approval of a 
higher density project. It is also interesting to note that 
these protests have not been limited to neighbourhoods where 
there is a mixture of housing types. They have come, as 
well, from resident groups in neighbourhoods where the 
development is clearly dominated by multiple housing 


(Callingwood) or single family housing (Westridge). 


B. THE OUTLINE PLAN CONCEPT 
Although the plan governing West Jasper Place has been 


' 


defined as an “outline plan," there is a great deal of 
confusion surrounding the purpose of this type of control. 
Since 1967, three plans for the City of Edmonton have been 
published: the proposed general plan of 1967, a revised 
version which was adopted by bylaw in 1971, and the general 
municipal plan of 1980. Only the second addresses the 


concept of the outline plan explicitly. As defined there, an 


outline plan is: 
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"A broad land use and transportation plan which 

establishes the distribution of major uses 

throughout an area, with the fundamental objective 

of providing a framework upon which detailed 

Subdivision may be based."’ 
ErOMmcniSmactini tion, —ltecan be concluded that. the intent. of 
the outline plan is to act as an intermediate level ina 
hierarchy of plans - a level between the detailed plan of 
Subdivision and the general plan for the whole city. Indeed, 
according to Gradin, the idea of providing a framework for 
land subdivision and the allocation of public services 
represents the central purpose of the outline plan: 

"Such a plan thus ensures that major uses such as 

schools, shopping centres, and arterial roadways are 

located in an orderly and economic manner, and in a 

manner consistent with the needs of the 

NELGhDOUrNOCKUS mea USt GVCrmmanGeCityra. a: 

Although the planning literature does not identify the 
outline planning concept under that name, it is a 
well-established idea. Its fullest expression in Canada is 
to be found in Carver's concept of "cities in the suburbs," 
which is built on the argument that there is a need for a 
level of spatial organization between the neighbourhood unit 
and the city at-large. The population commonly associated 
with the neighbourhood unit, in Carver's view, is just not 
large enough to support some vital social and commercial 
services. He therefore suggested that three or four 
neighbourhoods should be considered as a single unit, to 


'Ciity jofeBdmonton; Generali Pian, 1971, spli.4 

®R.R. Graden, The Planning of New Residential Areas in 
Edmonton, 1950-1976(Unpublished Master's thesis, University 
of Alberta, Department of Geography, Edmonton, 1979), p.74 
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generate sufficient population to support these services.’ 
And from that, in turn, emerged the concept of the town 
centre as the central organizing principle in the design of 
"cities in the suburbs." Ideally located near the 
geographical centre of the planning area, the town centre is 
also seen as the focal point of the area, in a functional 
sense. In addition to a major shopping centre and social 
services (doctors, dentists, etc.), it would provide such 
necessary facilities as libraries, fire and police stations, 
places of entertainment and recreation, and so on.'®° Mid 
level educational services, such as high schools and 
community colleges, were also expected to occupy adjacent 
sites, as were those higher density forms of housing (Such 
as high-rise apartments) that were not thought to be 
compatible with neighbourhood character. In sum, then, the 
town centre wasS to accommodate "all the essential features 
of suburban living which are extra-territorial to the 
neighbourhood. '' 

The outline planning approach can therefore be said to 
have two purposes: 

"To provide a general framework into which specific 

development proposals could be fitted; and to create 


a community service unit larger and more realistic 

than the Perry neighbourhood."'? 
°H. Carver, Cities in the Suburbs (Toronto:University of 
Toronto Press, 1962), p.60 
4H eCarver( 1962) ep .64 
‘1H, Carver(1962), p.60 
‘2D.G. Harasym and P.J. Smith, "Planning for Retail Services 
in New Residential Areas since 1944" (Calgary: Metropolitan 
Structure and Influence, Ed. B.M. Barr, Victoria: University 
ofmvrctoriaye 1975) )speis4 
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But while both these purposes seem to have been accepted in 
Edmonton, the 1971 general plan failed to present any 
Criteria or guidelines for developing an outline plan. In 
Gradin's words: 
"The General Plan did not specify the relationship 
of an outline plan to other types of plans, nor did 
it specify its place in the planning process. 
Furthermore, the General Plan did not establish 
principles that could be specifically applied in the 
design of outline plan areas."'? 
Gradin might also have added that the general plan did not 
indicate exactly how the outline plan was intended to act as 
a control during the subsequent development of 
neighbourhoods and subdivisions. Its role at the 
implementation stage of the planning process has never been 
identified. 

In addition to this general limitation, which affected 
all the outline plans prepared in the late sixties and early 
seventies, West Jasper Place suffered under the special 
handicap of being the first in the series. It was the 
prototype outline plan, the outgrowth of a strengthening 
belief, which the planners in Calgary shared, that there 
should be a more comprehensive basis for residential land 
use planning than was permitted by the neighbourhood unit 
concept. Unfortunately, neither planning theory nor planning 
practice at that time was able to offer clear direction 


about the technique of outline plan preparation. The Alberta 


planning legislation was of no help either; the concept of 


“4ReRe Ghaden (1979), 7p.73 
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outline planning was not even recognized in law until the 
area Structure plan was introduced in the Planning Act of 
1977. sl te us sncCbeal together surpmismngmetnesetore, that it is 
difficult to know exactly how the West Jasper Place outline 
plan was expected to function as a control on the 


development process. 


C. LAND USE AND THE APPLICATION OF THE DENSITY CONCEPT 

The approach to land use structure in the West Jasper 
Place outline plan was strongly influenced by Perry's 
neighbourhood unit concept, and the relationship between the 
neighbourhood pattern and the circulation system. The units 
are referred to, confusingly, as "quadrants," but, as in 
Perry's concept, each "quadrant" was to be capable of 
accommodating about 5,000 people, and land use is structured 
around a centrally located school, with a park and small 
commercial complex situated adjacent to the school. The 
placement of the neighbourhood "centre" directly determines 
the layout of housing, for it is recommended that the areas 
of medium residential density should surround the school, 
and "as distance from the school and park site increases, 
the density of the residential area decreases."'* The 
underlying principle is that families in multiple housing 
are given the best access to community open space and to the 
designated transit routes (Figure 3). In its actual 
statements about housing mix and density, however, the plan 


‘4West Jasper Place Outline Plan, 1967, p.41 
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FIGURE 3 


RECOMMENDED NEIGHBOURHOOD LAYOUTS 
1967 OUTLINE PLAN 
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provides very limited guidance. While recognizing the need 
for "a wide range of housing types," including low cost 
multiple housing, apartments and a variety of detached 
housing types, a representative breakdown for each 
neighbourhood is not indicated in the plan.'® As a result, 
it is uncertain how the placement and layout of housing in 
each sector was eventually to be determined. The objective 
of housing "in concentric rings of ever decreasing density" 
1S a vague design guideline for developers and builders to 
follow. More detail is provided in an example of a 
Subdivision design, but even there it is difficult to 
identify a consistent layout to be implemented throughout 
West Jasper Place. This limitation is most evident in the 
examples of housing group layouts, which concentrate on 
Single family dwellings and neglect the relative placement 
of higher density dwelling types. How, then, did the 
planners determine the desired balance of housing types: did 
they forecast demand in the housing market, or base the 
housing mix on the objective of planning an area that would 
"result in a satisfactory relationship" with the residential 
development adjacent to West Jasper Place? 

Further problems have followed from uncertainty about 
the application of a key concept of outline plan theory. As 
already noted, one of the major features of the outline plan 
concept is the provision for a comprehensive town centre, to 


‘5West Jasper Place Outline Plan, 1967, p.62 


) Sean at ot betnposet ah 
he soon ve! paleytoos. am 
UO Sadouamte Ty gaat nehe 
| iam So? = 
ofewe: ated“ Saele: 
2 pnieded Ie sh tS: ai is, 
avicoetio sat , Berinseset ae ines. 
Nev lened: polapeyceh wwe te 

af ere) BA ys egy os aa si 
o te sietiteen we WE bt ar 7 : i s70M rm 


\tuslvPeipat ts blo noiuleihdue a 
suginiaie wie Cie bicnten ari Pliny <<a 7 
add wa site “ughs at het 
wn Ria at >) cual sie. 25 Sean ag, prbpoct to veiamial 
fiohsssa4 PE Ce achat ges Bn dqautseys time? olpnie) 
ond ST gn? om omens IR | seirally 9 J ena sag tt ae 
bib nage: cniiadodltt nba tig air weitinaaat a NORTH we 
sie vt saek Be ee ~ shop a = ieee t¢ane%03 vod es) 
itow, os Aube’ sea egmn@yapiee >" TGR ateanicde, ele aaiete eatavod | _ 
fglemahlest ate nere "ie ogzamate, gto steriet a2 Hugs 
| Paral vd saanetbe saseqoleveb. : 
* shoda- tantaot pany pau aa lige ona fedzwwt De 
ores Serie es 


88 


serve as the focus of the entire planning area.'* The 
proposed location of the West Jasper Place town centre was 
south of the 79th Avenue freeway and west of 170 Street, in 
what is now known as the Callingwood neighbourhood. The 
facilities that were envisioned for this site included a 
"campus" complex with a variety of schools for different age 
groupS, a major sports centre, and a large commercial 
centre. Quite apart from the question of whether this kind 
of facility was needed in West Jasper Place, the plan is not 
clear about the housing mix proposed for the neighbourhood 
which contained the town centre and, consequently, for the 
entire planning area. The plan simply recommends that the 
"residential areas surrounding these major facilities should 
be of higher density than those surrounding the school and 
commercial sites in the other quadrants of the scheme area.” 
'7 From this wording, however, it 1S not certain if the 
planners intended the higher densities to be restricted to 
the area immediately adjoining the town centre, or if the 
whole of the town centre "quadrant" was to be given over to 
apartments, or if several "quadrants" around the town centre 
were to be developed in this way. Nor was there any attempt 
to define "higher density” or to set a measurable standard. 
The purpose of this illustration is to draw attention 
to the confusion that surrounds the proposed housing mix for 


West Jasper Place and the application of the density 
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iReReeGraden(1979)i, np .cs 
‘"West Jasper Place Outline Plan, 1967, p.46 
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concept. In reviewing the outline plan, it is evident that 
the planners were thinking in terms of neighbourhoods that 
were Similar in size and structure. From the description in 
the plan, it could be concluded that the neighbourhoods were 
to follow a consistent pattern, with similar layouts and 
housing mixes. But the town centre required special 
treatment, and its implications for residential design are 
not spelled out. 

The specific treatment of density in the original plan 
Gigs lIG7eO0CS NOtnIngeloOrclarlivethiscmstLUuaAbLON. eA Standard 
of 19 persons per gross acre of developable land was used to 
calculate a target population for West Jasper Place 
(69,000), and from that, in turn, community service needs 
should have been determined. Yet, this was too crude a basis 
for making large investment decisions, a deficiency that was 
compounded by the plan's failure to justify the choice of 
density Standard or to evaluate its appropriateness. It 
appears (although even this is unclear) that 19 persons per 
acre wasS the average density of existing nearby suburbs, but 
the plan neither explores the implications for the actual 
development pattern there nor addresses the relevance of the 
Standard to the proposed development of West Jasper Place. 

For the purposes of this thesis, the amended plan of 
1972 has greater implications for the density concept than 
the 1967 outline plan. Three critical elements of 
residential planning were dealt with afresh: specifying the 


composition of housing types for each neighbourhood in West 
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Jasper Place; providing more detailed population estimates 
and density standards for each neighbourhood; and outlining 
a neighbourhood scheme and specific planning boundaries for 
each neighbourhood to replace the original "quadrant" 
concept. Above all, it was said, 
"a general trend towards higher density residential 
development as a means of providing more variety and 
economy in housing required that the plan be 
reviewed and brought up to the current density 
levels being applied in all other outline plan areas 
lot hola (ehh 
By that time, detailed subdivision plans for five 
neighbourhoods had been approved, and were expected to 
generate gross densities well above 19 persons per acre. In 
the words of the amended plan (p.1 of Part 4), “considerable 
difficulty was experienced in keeping densities to an 
acceptable range." 
Section 4 of the amended plan deals with the question 
of density standards and population distribution, and the 
"planning requirements" to which they gave rise. The whole 
treatment is considerably more detailed than in the original 
outline plan, but its bases are left as obscure as ever. The 
nearest approach to an explanation is as follows: 
"In developing the Density Distribution Plan, the 
Planning Department reviewed development patterns 
emerging elsewhere in the City and the capacity of 
the Outline Plan area in terms of the population 
that could be accommodated by the circulation 
systems, the school and park distribution plan and 
the utility networks."'’ 

Unhappily, the second half of that sentence is misleading, 


“Outline Plan Amendments, 91972, p.3 
‘?Outline Plan Amendments, 1972, p.18 
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Since it implies that the density standards were fixed by 
the population capacity of the outline plan area rather than 
the reverse. Density standards have no meaning as a planning 
tool if they are not used to convert measurements of land 
area into estimates of population size and community service 
needs. In the amended plan for West Jasper Place, however, 
the real density standards are concealed. 

To understand the procedure that was followed, it is 
necessary to turn to a little-known technical appendix, in 
which the detailed calculations of population and community 
service needs are set out, neighbourhood by neighbourhood, 
That meant, as a first step, that a basic neighbourhood 
scheme had to be agreed upon. AS presented in Figure 4, it 
comprised 13 neighbourhoods (essentially unchanged from the 
"quadrants" of the original oultine plan), the size and 
shape of which were dictated largely by the desire to impose 
a hierarchical street system on the area. The neighbourhood 
boundaries were set by the pattern of major and minor 
arterials. From that, it was possible to make the first 
critical measurement - the total gross developable area for 
each neighbourhood (Tables 5, 6, and 7). Next, it seems 
assumptions were made about the land use structure of each 
neighbourhood, but the logic that was used here can only be 
deduced. The initial step appears to have been the 
calculation of a net residential area, which was presumably 
the area left after the community service needs had been 


accommodated. That suggests, in turn, that the service land 
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TABLE 5 


DENSITY CALCULATION 
NEIGHBOURHOOD NO. 5 


(ALDERGROVE) 
I General 
Total Gross Total Net 
Developable Residential 
Area Area 
237 Ac. 145 Ac. 
II zoning Composition 
% Net Number 
zoning Residential Dwelling Number 
Category Area Area Units People 
R-1 107 74 642 2,664 
R-2A 19 13 323 Ale | 
R-3 19 Ls 475 L7so2 
Total 145 1003 1,440 5,290 
LLL Other Use 
Schools and Parks 21.9 Acs, 
Commercial 325 ACS, 
Proposed Circulation 66.6 Acs. 
Total 92.0 Acs. 
IV Overall Population 
Total Density Per Density Per 
Population Gross Acre Net Residential Acre 
5,290 22n32 36.48 


Source: City of Edmonton Planning Department. 


West Jasper Place Outline Plan Amendments. 
Lov2 
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TABLE 6 


DENSITY CACLULATION 
NEIGHBOURHOOD NO. 7 
(CALLINGWOOD NORTH) 


Total Net 
Residential 
Area 
59.6 Ac. 
% Net Number 
Residential Dwelling Number 
Area Units People 
2065 102 423 
3.4 24 $8 
5Une 508 2,083 
10.0 150 411 
7.9 ene 704 
100% 1,056 35719 
96.3 
S05 
3.6 
130.4 


I General 
Total Gross 
Developable 
Area 
ZIVCAC. 
rr zoning Composition 
Zoning 
Category Area 
R-1 As 
R-2 2 
R-3 6 
R-3A 4.7 
Total 59.6 
reer Other Uses 
Schools and Parks 
Proposed Circulation 
Ravine 
Total 
IV Overall Population and Density 
Total Density Per Density Per 
Population Gross Acre Net Residential Acre 
3,79 I? ss) 62.4 
Source: 


City of Edmonton Planning Department. 


West Jasper Place Outline Plan Amendments. 


1972. 
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TABLE 7 


DENSITY CALCULATION 
NEIGHBOURHOOD NO. 13 


(WESTRIDGE) 
I General 
Total Gross Total Net 
Developable Residential 
Area Area 
4/20 AC. 266 Ac. 
To Zoning Composition 
% Net Number 
Zoning Residential Dwelling Number 
Category Area Area Units People 
R-1 194,2 es 251165 4,835 
R-2 55 2 64 262 
R-2A 42.6 16 724 2,968 
R-3 23.9 9 598 1,639 
Total 266.0 100% 2,505) 9,704 
AFSC AL Other Uses 
Schools and Parks 62,0 "ACS. 
Churches 4.0 Acs. 
Commercial 620 Acs. 
Proposed Circulation le4. 5 0ACs. 
Total 206.3 Acs. - 206 Acs. 


IV Overall Population and Density 


Total Density Per Density Per 
Population Gross Acre Net Residential Acre 
9,704 AU EY! 30.48 


Source: City of Edmonton Planning Department. 


West Jasper Place Outline Plan Amendments. 
1972. 


96 


needs ee not derived from the anticipated population but 
from some preconceived view of "desirable" servicing 
Standards (e.g. one public elementary school on a site of X 
acres per neighbourhood, regardless of the characteristics 
of the neighbourhood population). The second step was to 
break the net residential area down by zoning categories, 
and this resulted in extraordinarily precise calculations of 
the amounts of land in each zone. Regrettably, there is no 
explanation of the means by which the different zoning 
combinations were determined, and no indication of how it 
was possible to arrive at such precise measurements at the 
outline planning stage. 

It 1S at this point in the procedure that density 
Standards were introduced, though their role is not 
acknowledged. To calculate numbers of dwelling units from a 
measurement of area, however, it iS necessary to have a 
conversion ratio. In the case of R-1 zoning, for example, it 
proves to have been 6 dwelling units per acre, a density 
that assumes a Standard lot size of about 60 feet by 120 
feet, which was Edmonton's norm in the 1960's. Then, a 
second ratio had to be introduced, to convert the estimate 
of dwelling units into a population estimate. This could 
have taken the form of an occupancy ratio, presumably based, 
in its turn, on assumptions about the average sizes of the 
families and households most likely to be associated with 
the different housing types represented by the zoning 


categories. In the case of R-1 zoning, again, the standard 
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proves to have been 4.15 persons per dwelling. 

- Quite apart from any question about the validity of the 
various standards that were employed in these calculations, 
it 1s far from clear where the whole exercise was leading. 
The statistical result, which was included in the amended 
outline plan, 1S Summarized in Table 8. But what were the 
planning implications? In reflection of the increase in 
average gross density from 19.0 to 23.4 persons per acre, 
the population capacity of West Jasper Place was raised from 
69,000 to 76,800, but that does not seem to have been 
accompanied by a systematic reappraisal of community service 
needs. The only obvious change between the plans of 1967 and 
1972 1S an increase in the number of separate elementary and 
Fun voOuenigheschools (frome6 tome.) The proposals for, public 
schools, on the other hand, are identical in the two plans, 
and other elements of the service system do not appear to 
have been adjusted either. Yet the population total of 
76,800 is referred to as a "ceiling population,” which 
obviously implies that anything larger would cause the 
service facilities of West Jasper Place to be over loaded. 
The plan, itself, provides no evidence in support of such a 
concern. The real relationship between population and 
service needs had not been investigated with sufficient 
rigour to know whether the plan's allocation of service 
facilties was adequate or inadequate, generous or skimped. 

One particular use that was made of the detailed 


population data was to forecast the school age population 


7a 1 

pattrenied 
pee to yiibblav et> tosda | 
x pane Etats eved? nb 


squibaal sav SecoTex” ond ; hie | 
Babgens acid ei habbo Loot eee . ieieuas epi shi case 
sit axew cadw oe8 ,4 oletict fia iy ene ei) gnaig 4 

\ agevaond’ eds SG 4 hace nl Sern iteoilgui erionesa, _ 

esis ae Beeaieg +. ES . a ri moat qiignsh edare ET sve : 
svcd bowie? aae-woal? soqeal tap ge qitaudac nv ioulaqog: a 
ee oe avob dee sud 08s, 2° 220000 
ere yrifwitine 4p Leslenqqepp hdegesegs @ ee eae _ 
cq TRFt 3 seaty, 4! coowtad SEnarts goivdo Elac. si? .tbes0- 


@ 


ita eae bi wns’ » adgrrapss Os vésigela lod a) @eentoal aa af shen no 
=? Maud) 27%) Slacageeg ¢if 1.11 Ge ewes @teedce Apin sobnut 
nhl bint DHS) RS taalat it ade beat J0com edd.) nioeiten 
oJ porn Tee oh. nererD aahVIge ef7 19 ezoerela rote ote 7 


(ne 


Any Ledon mielpyg fats arty Fax)’. reccio Sevaypba cased ovat z 


ae 


on 
sodahs iditetn q paiiies® 6 ss.07 herveter 2! 906.é 


tel AD Biliigu - en THs gnidayas Jet 29 bigan eioucrtual ’ 
+) @t0af Baro ad a aoels weasel see to eslsikive oaks 


ry 


A dove to. deageior et oocietiben 01 deGiverq Maat. lei 

; | fs. ng} tealyqnt Heewsed qidanoiseio: fuss, edt 
ne. angio ie ue heragitierat asad auer badd shesa.ec 
enn rgd qos ernesa =F bined 


98 


TABLE 8 


POPULAION DENSITY AND DISTRIBUTION 
BY NEIGHBOURHOOD 


Neighbourhood Gross Population Density 
1 217 4,887 226 58D; Tad. 
2 190 5,058 26.6 r 
3 260 6,363 24.5 +4 
4 236 570/07 2135 iy 
5 237 5,290 Z2e3 a 
6 194 4,955 Tae sea) 
7 190 3,719 19°5 a 
8 189 87614 45.5 3 
9 219 4,671 21.3 . 
10 212 4,745 22.4 _ 
11 231, 4,631 20.0 . 
lla 242 4,745 19.6 
i 190 4,352 23m . 
13 472 9.704 2015 ‘ 
35279 76,808 23.4 p/g.a. 


Source: City of Edmonton Planning Department. 


West Jasper Place Outline Plan Amendments. 
1972. 
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for each neighbourhood, and to distribute the children by 
school type (elementary, junior high and senior high) and 
system (public and private). Once again, however, the 
purpose of the exercise was obscure. Not only did it come 
too late for land use planning purposes, because the school 
pattern had already been determined and land needs had been 
fixed, but it generated the sort of information that was 
more likely to be used at the stage of designing school 
buildings. 

Finally, and most confusingly, for the purposes of this 
thesis, the data on gross and net land area and population 
capacity were used to calculate mean population densities 
for each neighbourhood. Indeed, it was only at this step in 
the analysis that the term "density" was used at all, which 
suggests a complete misunderstanding of the concept of 
density as a planning tool. Rather than being recognized as 
the most critical variable in the land use allocation 
process which is the central task of an outline plan, 
density (in the form of the "density distribution plan") was 
presented as the end product of the statistical procedures. 
So what planning purpose were the mean neighbourhood 
densities meant to serve? Did they simply provide a summary 
description of the variety of neighbourhood development 
patterns that was accepted under the plan, or were they 
viewed as planning standards in their own right, 
representing either optimum or maximum development 


conditions? And if they were thought of as planning 
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standards, what sort of control system would have been 
required to make them workable? The amended outline plan is 
Silent on all these questions. 

Thesbestethatscan bersaid ofsthemi972eplan, intrespect 
to the density issue, is that it acknowledged the growing 
pressure for more intensive use of suburban land. When it 
came down to translating that awareness into a development 
strategy or policy, however, there was no real demonstration 
that the implications of an increased density were 
understood, let alone measured. The results of the elaborate 
calculations that are summarized in Table 8 can only be 
dismissed as spurious. In their actual use of density 
Standards, they reflect assumptions about future development 
conditions that are never .even explained, let alone put to 
any test. They therefore convey a completely false 
impression of precise foreknowledge, and appear to hint at a 
degree of control (if the mean neighbourhood densities are 
taken aS maximum development standards) that events soon 
proved to be unwarranted. 

In theory, an outline plan should establish a general 
physical framework and a set of planning principles against 
which the detailed proposals of public and private 
development agencies can be evaluated. In some respects, the 
West Jasper Place outline plan has indeed provided this sort 
of control. The hierarchy of major and minor thoroughfares, 
for example, has been implemented in close accord with the 


plan, and has imposed a strong spatial order on the whole 
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Study area. Meanwhile, in other vital respects the plan's 
directives have been ignored or overridden. The most extreme 
case, and the most controversial, was the decision to grant 
development permission for the construction of a large 
regional shopping centre in Summerlea neighbourhood - a 
decision that destroyed the town centre concept for West 
Jasper Place and removed the original justification for a 
high density of residential development in the Callingwood 
neighbourhood. The ramifications of that particular decision 
are still being felt, but it also points, more generally, to 
the slight role that the outline plan has had in the actual 
development decisions. In particular, there is no evidence 
that the notion of a "ceiling" on population or population 
density has had any influence on the design and approval of 


Subdivisions in West Jasper Place. 


D. RECENT DENSITY-RELATED CONFLICTS 

Although it has been suggested that resident opposition 
against density in West Jasper Place dates back to the early 
1970's, the majority of the protests have occurred since 
1977. The primary source of documentation for these protests 
is the Edmonton Journal, and the weekly column in the 
"Neighbourhood Journal" dealing with West Jasper Place. 
While many of the articles have focused on density and 
related concerns throughout the study area (e.g.May 20, 
1978: September 11, 1978; and October 16, 1978), protests 


from single family homeowners in the Aldergrove and 
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Callingwood neighbourhoods have received the most attention 
from the news media. And the goal in both neighbourhoods has 
been the same: to limit the local development of higher 
density housing. The arguments put foward to support this 
goal are well known, for they are commonly associated with 
density-related protests: high densities of multiple housing 
will lower the value of nearby single family dwellings; 
traffic will increase; existing public facilities will not 
be able to accommodate an increase in neighbourhood 
population; and the density of housing in the neighbourhood 
is already too high. 

For single family homeowners in Callingwood, recent 
density protests have focused on what is now known as West 
Edmonton Village, a rental housing project of 1200 units on 
the site originally proposed for the West Jasper Place town 
centre. 7° The resident opposition dates back to late 1978, 
when developers applied to have the site rezoned to permit 
apartments to be built. ?' At that time, the Edmonton 
Municipal Planning Commission found the proposed density 
"unacceptable," and the residents distributed petitions and 
voiced their concern about the lack of public facilities and 
the implications of a population increase. Yet, the rezoning 
application was approved by Edmonton City Council, with the 


proviso that the City Planning Department would regulate the 


21Edmonton Journal, December 138&18,1978 
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type and mix of housing for the project. ?? Under the 
rezoning bylaw, however, the developers were given the right 
cCompurlida 1200Runiwtsbontal46 acrebsite wtorsamcensityeolecs 
units per acre. The agreement between the developer and city 
council also called for a committee of residents to 
contribute to the project design, but the people of 
Callingwood later concluded that their “participation was 
virtually useless."?5 

In Aldergrove, the resident protests began in July 
1978, when members of the Aldergrove Community League 
recommended to city council that a development freeze should 
be imposed, due to the shortage of public facilities in the 
neighbourhood.?* They expressed concern that the provision 
of education, recreation, and transportation facilities was 
not keeping pace with the increase in Aldergrove's 
population density. Subsequent protests were directed 
towards a vacant strip of land between the west boundary of 
the neighbourhood and the outer ring road, the alignment of 
which had recently been shifted westward. Developers were 
quick to propose that high density multiple housing be 
constructed.** This was countered by the residents who 
obtained 700 signatures on a petition and were able to 
persuade Edmonton City Council to adopt a new area structure 


plan bylaw. This limited the development of the Aldergrove 
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extension to single family dwellings.?® 

The most recent protest in Aldergrove has been 
concerned with the possible construction of smaller houses 
on this site. Following the area structure plan, a plan of 
subdivision for the whole Aldergrove extension was approved 
by the Municipal Planning Commission in January 1980 (Figure 
5). The decision was appealed to the Alberta Planning Board, 
chiefly on the grounds that there would be a dangerous 
increase in traffic through the original area of Aldergrove, 
but this appeal was dismissed. *”’ The subdivision was then 
zoned R-1, Single family residential, under Bylaw 5991, and 
the way seemed clear for development. Almost immediately, 
however, the City of Edmonton passed its new Land Use Bylaw, 
as required by the Alberta Planning Act, 1977, and the 
zoning category changed to RF1. That was also accompanied by 
various new regulations, including, most significantly, a 
Substantially smaller minimum lot size. The developers, who 
had not yet sold any of their lots, saw this as an 
opportunity to reduce the average lot size and so lower the 
selling price of the houses that would eventually be built. 
A new plan of subdivision was therefore prepared, to 
increase the total number of lots from 416 to 489, and this 
plan was apprroved by the Municipal Planning Commission in 
October 1980. Unfortunately for the developers, the revised 
plan also included a pocket of still smaller lots on which 
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ALDERGROVE EXTENSION APPROVED SUBDIVISION 
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however, a rezoning or redistricting (the new terminology of 


the Land Use Bylaw) was required from RF1 to RPL. Once 


again, a protest erupted. A petition with 100 signatures was 


presented to city council and the support of a local 


alderman was obtained. 


The bases of the protest were set out in a letter from 


Mr. Bruce Mintz, a property owner on 187 Street, and the 


spokesman for the residents immediately to the east of the 


new subdivision: 


ine 


The introduction of smaller lot sizes, 
particularly for zero lot line development, 
would decrease the value of nearby properties. 
Smaller lot sizes would be inconsistent with 
existing development in Aldergrove. The first 
Subdivision plan had been designed for the old 
R-1 zoning, with itS more stringent restrictions 
on minimum lot size. 

Traffic congestion would increase along 
residential streets in the area immediately east 
of the subdivision. Because no direct access was 
provided to 79 Avenue, the reSidential streets 
in Aldergrove would have to serve as feeder 


roads for residents in the new subdivision. 2 


2*Letter to Edmonton City Council: from Bs Mintz, February 4, 
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Running through these items of concern there seems to 
be an unexpressed feeling that it was unfair to change the 
development control rules in midstream. If the Aldergrove 
neighbourhood had to be extended beyond its original 
boundaries, the new development should be in keeping with 
the old. The issue, then, was not a small number of zero lot 
line houses but the whole resubdivision plan. On that issue, 
however, there was no legal ground for an appeal. The 
revised subdivision plan had been processed in the 
prescribed manner and, with the exception of the block 
proposed for zero lot line houses, it satisfied the 
requirements of an RF1 district. The larger issue therefore 
had no legal standing in the specific rezoning case, but it 
explains the force of the residents’ reaction to something 
that would otherwise have seemed quite minor. 

In its evaluation of the rezoning application, and in 
direct response to the concerns of Aldergrove homeowners, 
the City Planning Department presented their recommendations 
to City Council in January and February 1981. The Planning 
Department approved of the rezoning application because the 
increase in density was in "keeping with the policies of the 
General Municipal Plan which recommends increased densities 
in the Area Structure Plan areas."’° They also saw the 
proposed RPL housing as consistent with the built up area of 


Aldergrove because it was detached housing, and the "Subject 


2°>Summary of Recommendations for Bylaw 6243, City of 
Edmonton Planning Department, February 3, 1981. 
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Subdivision will simply provide further variety in size and 
affordabilty of single family dwellings in the area."*° Most 
importantly, the Planning Department felt that the small 
Size of the area affected by the zoning change should 
eliminate any concern about undesirable effects. The RPL 
zoning would permit an increase of only eleven houses over 
the maximum number that could be built under RF1 zoning. 
This represents an increase in density from 13.26 to 15.58 
people per gross acre for the area affected by the zoning 
change. The Planning Department also concluded that the 
nearby properties in Aldergrove would not be devalued by the 
proposed RPL housing, since they would be separated by a 
Strip of RF1 zoning and lots comparable to those already 
developed in Aldergrove. 

In@aneimnterview on Marches 25704981, Mr. Mintz felt that 
a primary concern of residents who opposed this proposal was 
the role of the City Planning Department in the rezoning 
application process. AS part of the agreement for the 
Subdivision of the Aldergrove extension, a citizens' 
committee was formed to provide a local contribution to the 
initial layout design in 1980. Yet, neither the Planning 
Department nor the developer notified these same residents 
of the subdivision and rezoning applications and the 


resulting increase in density.*' The Alberta Planning Act 


3°Summary of Recommendations for Bylaw 6243, City of 
Edmonton Planning Department, January 6, 1981. 
sMretterstosnamonton Gity Council’ from Be Mintz, February 4, 
193cR 
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does not require any notification in the case of subdivision 
applications, and only "adjacent landowners" need to be 
notified of a rezoning application. Since the proposed zero 
lot line housing was on a block of land in the interior of 
the subdivision, the developer was the only adjacent 
landowner, and he did not have to inform anyone in 
Aldergrove about his plans. Although this procedure is 
legal, Mr. Mintz was concerned that such technicalities give 
Single family homeowners the feeling of being misled by 
planners and developers. It is admitted that the application 
for rezoning was advertised in the Edmonton Journal, as 
required by the Alberta Planning Act, but this is an 
ineffective way of making the general public aware that some 
change iS imminent. In the normal course of events, the 
advertisements are simply overlooked. 

In the upshot, the application for rezoning to RPL was 
rejected by Edmonton City Council in February 1981. *? 
Although all the factors influencing the decision are not 
known, publicity of the opposition and the submission of a 
100 signature petition ensured that the residents' concerns 
received a high profile. Since this decision was passed, 


housing construction has not occurred in the subdivision. 


shdmonton Journal, February 23, 1981 
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V. CHAPTER FIVE 


SURVEY METHODS 


A. RESEARCH DESIGN 

AS indicated in Chapter 3, few if any studies related 
to the density concept have dealt with the reaction of 
Single-family residents towards residential densities in 
Suburban areas. Rather, the density research has focused on 
the living conditions of multiple housing occupants, and the 
pathological and social disorders associated with high 
densities. An original method of determining density 
reactions had therefore to be designed for this thesis. This 
implied that means of gathering data, sampling and data 
interpretation should be incorporated into the research 
design. However, as Oppenheim maintains, before the research 
methods can be developed, the aims of the research and the 
variables that should be measured must be clearly 
identified.‘ To determine the aims and subsequent design of 
the research, two questions must be asked: What are we 
ELyingetow.a ndeout); wandewhatvares wes quungstordoe witha the 
data? 


‘A.N. Oppenheim, Questionnaire Design and Attitude 
Measurement, (London: Heinemann Educational Books Ltd., 
1966), ppwies 
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Although the primary objective of the thesis research 
is to identify the reaction of single-family residents 
towards densities in West Jasper Place, it is first 
necessary to identify the many density-related issues which 
determine the reactions of single family residents. It is 
unrealisitic to conclude that density reactions can be 
identified by merely asking residents, "What is your 
reaction to densities in West Jasper Place?" This approach 
fails to explain what variables contributed to the reaction 
and how the outlook towards residential densities developed. 
To suggest recommendations for planning applications of the 
density concept, the research had to be designed from the 
perspective of satisfying different information needs 
related to density and the characteristics of single family 
residents living in West Jasper Place. From the review of 
protests in the area, it is evident that residents have 
voiced concerns about present densities of development, 
about the anticipated density after the completion of 
multiple housing projects, about the availablity of public 
services and facilities, and about the location of future 
high density development in Edmonton. The research design 
should therefore incorporate all these topics. 

In addition, to generate recommendations for planning 
applications of the density concept, the research design 
must address the problems associated with the housing market 
and residential design as presented in Chapter 3. The need 


for a tradeoff between housing economy and living conditions 
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represents a dramatic change in residential design and 
future applications of the density concept. Escalating land 
and housing construction costs will force planners to 
re-evaluate the layout of residential areas and allow for 
greater variety in housing types, with less expensive, 
higher density housing proportionally increasing in demand. 
The likelihood of higher suburban densities in the future 
has important implications for the research design and data 
requirements, because of the inference that resident 
reactions will intensify. It is therefore crucial to 
evaluate the characteristics of the densities and housing 
types in West Jasper Place, in order to determine how 
planners can provide for the development of high density 
housing while minimizing the negative consequences that 
Single family housing residents associate with high 
densities. 

Because of the paucity of studies addressing the 
tradeoff between housing economy and living conditions, it 
is apparent, for the purposes of the thesis, that several 
residential design-related assumptions must be incorporated 
into the research and the data requirements. For example, at 
this point, there has been no attempt to determine if the 
distance between multiple housing projects and single family 
residences influences density reactions, or if the design 
(profile, layout, etc.) and location/placement of multiple 
housing in the neighbourhood is a factor. Furthermore, it 


has not been determined if there is a correlation between 
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density reactions and housing types. Are the density-related 
reactions of single family residents dependent on the types 
of housing found in their neighbourhood? From a review of 
the literature, it 1S apparent that it has yet to be 
determined if single family residents prefer one high 
density housing type over another. Furthermore, it has not 
been determined if density reactions vary between rental and 
self-owned housing. Problems of transiency and lack of 
community interest have been commonly associated with 
residents who live in rental housing. Are single family 
residents disturbed by higher densities per se or by the 
social connotations of rental occupancy? 

For the purposes of residential planning and design 
recommendations, it is also necessary to evaluate the effect 
of the physical environment to see how the proportionate 
representation of different housing types and the overall 
density of a neighborhood influence the reactions of 
Single-family residents. The research design should 
therefore include an evaluation of different neighbourhoods. 
By selecting neighbourhoods of varying overall density and 
housing type, it will be possible to compare data and 
determine how the physical environs influence reactions. The 
most significant purpose of the environmental comparison, 
however, is to find out how single-family residents react to 
densities in neighbourhoods where single family housing is 
dominant as opposed to a neighbourhood of primarily multiple 


housing. This, in turn, should provide some insights into 
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the desirable balance of housing types in contending with 
the density tradeoff problem. 

In conclusion, it is worth repeating that the lack of 
prior studies in this area of planning has greatly affected 
the reseach design of this thesis. The questions and 
problems raised here reflect possible inflences on the 
density reactions of residents, and the density tradeoff, 
but, at this stage, it is impossible to know for sure. Thus, 
bOMPtrys tomensure that all the -infduential» factors are 
identified, the research must be exploratory in design, and 
it must be assumed that all the density-related problems and 
factors presented here are likely to affect resident 
reactions and the density tradeoff. All must be 


accommodated, somehow, in the survey methods. 


B. QUESTIONNAIRE DESIGN 

The research literature was reviewed in an effort to 
determine which survey technique would be most effective for 
collecting data relevant to the objectives of the study. 
While field research, personal observation and other related 
methods are discussed, the literature focuses on two widely 
used survey techniques: personal interviews and 
self-administered questionnaires. It was decided that one of 
these two techniques would be appropriate for the density 
Survey, Since many of the information needs could not be 


fulfilled through observation methods. 
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The merits of the interview technique are well known: 
its flexible approach enables the interviewer to make sure 
that the respondent understands the questions and the 
purpose of the survey; a rapport can be established with the 
respondent so that information and a high degree 
participation can be maintained; and, most significantly, 
interview surveys offer a high response rate, since 
prospective participants are more likely to cooperate when 
approached in person.? As Burton and Cherry conclude 
however, there are problems with interview techniques, and 
these stem from many of the advantages just identified. In 
general, the interview Situation presents problems related 
to bias. Interviewers are often guilty of “over rapport," 
where the success of establishing a close relationship leads 
to an unconscious influence on the participant's answers.®* 
Futhermore, for research entailing a large study population, 
the interviewing process for an effective sample size would 
Simply take too long. 

The chief merit of the mail Survey or self administered 
techniques is that it is possible to cover a larger area and 
reach a larger sample of the population.‘* Additionally, a 
mail questionnaire is cheaper to administer, since less time 
is required to obtain results, train interviewers and travel 
between participants. Burton and Cherry also argue that 


2T.L. Burton and G.E. Cherry, Social Research Techniques for 
Planners (London: George Allen and Unwin Ltd., 1970), 
pp.41-42 : 

*TeueeBurton and G.B. Cherry (19/70)) 3p.42 

‘per Misorton and G.E. Cherry (1970), p.38 


s in eo _ 
> _ aay 7 
cqvona (ign aut mipiad 293), 1% 

te 


‘ bs 
moo: 42 vaiwzednd ode ae cans i] 
+ hrs at ‘uous atta sini ot - rote oe mi: ods j 
. 
Wan ‘cw wa Be 9 Roa 
Say 
dew pate 1 Sita ve 


eam. , Sie pe tec t naw R08: ag 


a Y eee 
ihe 


i 


de .ete+ eenogeetl a oid 6 teito aysuwe # 


fi nae 7 af ‘ Re 
inet waivaain: agiw ams Lido ag Ge bh a Pee 
a) 


oe 
(aati wha sos scais eae <item noz2 mss7e. 98988 
; vats, : i? 


Sitecs?qg Wal me vaiven ai ads tay IE 


‘rs 
: P : 4 : 14 y. _? oe . 
y Vota grfive cavie ata gaawe . i an 0: 
. 7) | a 
; ‘ +: . ideitdaeves 50. 2bo™ 
| 


woul ; rie 
stowaia) Y sheisitseo ene mo gorequlinl mrei> or 
7 as } = lou La 
is¢ 2 veygecme jel o otbbiccns “cr esesm ae? 


og 


ve a a P = He n° ig a 4 t 
tee AIO. at ee Gq hws 
- j 7 
¥¢ - - P ; - ; 
ae ' “fiae Ga @ 
cis Y an 

7 


ae parhabp tale vate ‘Pam , Od, io gisem 


a “ — sii - > *} sent ce | 
% Lapis Feo D hy a ow a) ‘a S : 
, ‘ 
al? %o eliqmae 


i = 


z gaat, 2! ot lade 


> 
Lankwi ba! 002210 §uigeg 
4 


» 
wis snal pew rer so 


: x U g! . > 
| fave?) B95 , reel inl viesta, Aria’ nie do oF 
: i. ‘4 . -_ ; in : 
A ri ° ate wun A> by moo gull waa 
rae re “4 wey 


Fs - 
| = i ale 
i ree 


a - id — 
sii inte “TA 


ai 


116 


"the respondent will answer a selfadministered 
questionnaire more frankly than he would an 
interview, Since anonymity is not only assured but 
is seen to be assured. Again, it is claimed that the 
questions in a selfadministered survey are totally 
Standardized, and therefore, responses are totally 
comparable." 

The chief drawback to mail surveys is their low 
response rate, typically below 50 per cent. This can be 
attributed to the lack of interest and involvement commonly 
associated with mail questionnaires. Those who receive a 
questionnaire often conclude that they do not have any 
obligation to complete it; the time required to fill it out 
is too long and the idea of participating seems like too 
much trouble. Another problem is the threat of bias, since 
those who choose to participate may not be representative of 
the population and "the sample may be distorted 
Significantly by the degree of nonresponse."* In general, 
mail questionnaires represent a tradeoff: a larger sample of 
the population can be polled, but in order to get a 
desirable return, a much higher proportion of the total 
population must be sampled. 

Its disadvantages to the contrary, the mail 
questionnaire technique was adopted for this thesis. In 
addition to the prospect of obtaining a representative 
Sample of the large population in West Jasper Place, it was 
thought that a selfadministered questionnaire would be more 
effective in contending with a special problem. This can be 


best described as "density bias," or the negative 


>I BID 
‘IBID, p.39 
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associations that are conjured up by the word density. From 
the protests of single family residents in West Jasper 
Place, it can be concluded that density and its related 
social and amenity problems are highly emotional issues. 
Since, following Berdie and Anderson, a survey should avoid 
words with possible emotional overtones,’ the word density 
must not be used in the West Jasper Place survey, and the 
respondents should not be led to interpret the questions as 
part of a density Survey. In evaluating the two survey 
approaches here, it seemed that, because of the problems 
related to over-rapport, lack of consistency, and the 
phrasing of questions, the threat of "density bias" would be 
greater under the interview technique. An interview 
Situation would also provide the participant with a greater 
opportunity to probe the interviewer about the purpose of 
the survey. This could lead to tense situations, where a 
respondent would question his/her participation in the 
Survey. Furthermore, to achieve a "good" answer, the 
interviewer could be tempted to drop "hints" about 
density-related issues and the purpose of asking specific 
Questions. It was therefore anticipated that the ability to 
camouflage the intent of the survey by using a 
self-administered questionnaire would reduce bias and result 
in a higher acceptance rate by prospective participants. 


"D.R. Berdie and J.F. Anderson, Questionnaires: Design and 
Use (Metuchen, N.J.:The Scarecrow Press, Inc., 1974), 
pp.41-45 
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The 


Apart from the elimination of "density bias," the most 
difficult task in preparing the questionnaire was to 
incorporate all the data requirements to fulfill the 
objectives of the thesis research. The problem in 
approaching the design of the questionnaire was to ensure 
that the respondents had an opportunity to identify their 
reactions to the densities in West Jasper Place, the reasons 
why they have developed such reactions, and the variables 
that contribute to the reactions. Additionally, to assist in 
the recommendations for the "density balance," the 
questionnaire had also to poll the respondents for their 
suggested solutions to the problems of the housing tradeoff 
and other density-related concerns. 

The guidelines presented in Burton and Cherry, Berdie 
and Anderson, Oppenheim, and Babbie were followed to 
determine the wording of questions, question type and 
sequence, and the length of the questionnaire. Since the 
Survey waS primarily based on the opinions of the 
respondents, with a minimal amount of factual enquiry, it 


was labeled an "Opinion Survey." And to ensure the interest 
of the residents of West Jasper Place, without drawing their 
attention to the density issue, the questionnaire was given 
the full title of "The West Jasper Place Housing Opinion 
Survey." 


The organization of the questionnaire can be summarized 


as follows: 
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1. The reaction to present neighbourhood housing 
and public facilities; 

2. The reaction to housing proposed or under 
construction in the neighbourhood and the 
anticipated effects on public facilities; 

3. The identification of residential design 
features in the neighbourhood, and their 
contribution to the residential environment; 

4, The preferences expressed towards future housing 
development by location and housing type 
Griteria: 

5. Occupancy profile and household characteristics 
as they relate to the respondent's present 
Situation. 

As suggested by Babbie, the questionnaire begins with 
basic instructions for the respondents.*® Essentially, they 
were asked to choose the answer which most closely matched 
their own opinion. It was expected that this would lead to a 
response rate higher than generally associated with 
self-administered questionnaires, because the questions 
could be answered in a straightforward fashion. No elaborate 
responses were required. 

To limit the length of the questionnaire and make it 
easier to complete, the majority of the questions were 


closed-ended, with a Likert five-point response scale to 


®B.R. Babbie, The Practice of Social Research (California: 
Wadsworth publishing Company, 1979), p.323 
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represent a broad range of possible answers. As Oppenheim 
points out, closed questions are desirable when the 
respondent is expected to express an opinion.® A choice of 
five responses was not always necessary, however. In those 
questions where the respondent was asked to identify the 
presence of something in the neighbourhood, or if the 
distinction between, for example, "exceeds" or "strongly 
exceeds" would not contribute to the information objectives 
of the survey, only three options were given. Some 
"fill-in-the-blank”" questions were also employed when 
respondents were asked about their own housing and household 
characteristics. The advantage of using this format is that 
it enables the respondent to complete the question much more 
quickly, particularly when factual information is requested. 
For example, in answering the question; "How long have you 
lived at your present address?", it is probably quicker for 
the respondent to give an answer in an open blank space than 
to select among a number of specified alternatives. 
Furthermore, an open blank permits the respondent to answer 
the question with more detail, such as 3.5 years for the 
length of occupancy. 

For all the emphasis on closed questions, open 
questions played a critical role in identifying the factors 
which contribute to density reactions. As explained by 
Oppenheim, 


°A.N. Oppenheim(1966), p.43 
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"The chief advantage of the open question is the 

freedom that it gives the respondent. Once he has 

understood the intent of the question, he can let 

his thoughts roam freely, unencumbered by a prepared 

set of replies."'° 
The primary intent of employing the open question in the 
Opinion survey, however, was that it was used in conjunction 
with a closed question, where the respondents were asked 
about their reactions to the housing in the neighbourhood. 
After identifying their reaction, respondents were simply 
asked in the following question to explain their answer. The 
use of an open question here is an effective means of 
determining if there is indeed a density reaction, the 
characteristics of density that the respondents reacted to 
and their recommendations for the control of density in 
their neighbourhood. A further reason for using open 
questions was the difficulty of always providing a 
predetermined set of answers. The reasons for selecting an 
address as a place to live may vary dramatically from price 
to lot size. To ensure that all possible answers were 
accounted for, it was necessary to use open questions for 
information requirements of this type. 

To determine question sequence, it was necessary to 
consider the five organizational sections of the 
questionnaire presented earlier. In order to make the 
questionnaire interesting and attractive to the respondent, 


it was concluded that the first questions should deal with 


the primary issue of the survey: reaction to present 


'CA.N. Oppenheim(1966), p.41 
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neighbourhood housing. Because of a documented concern for 
housing issues in the past, it was expected that residents 
would respond favourably to the initial questions, and this 
would lead to a desire to complete the remainder of the 
questionnaire. Factual questions regarding household and 
occupancy characteristics were placed at the end of the 
questionnaire, Since there is often a tendency for 
respondents to react negatively to this line of questioning. 
For comparison purposes and ease of completing the 
questionnaire, the section on the reaction to future housing 
immediately followed the first section on present housing. 
This was to enable the respondent to complete the 
questionnaire quickly, since the question layout and wording 
for each section was Similar. The sections on neighbourhood 
design and future housing preferences were strategically 
placed in the middle of the questionnaire, since it was 
anticipated that they would consume much of the respondents’ 
times 

After the organization of the questionnaire was 
established, each question was worded employing the 
guidelines suggested by Babbie and Oppenheim. In order to 
understand the intent of the question sequence and wording, 
it is necessary to review the contents of each of the five 
sections in turn. 

With the exception of asking for opinions on present as 
opposed to new housing and related facilities, the number of 


questions and their wording are exactly the same in the 
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first and second sections. As an example, in Question 2, 
participants are asked whether they like or dislike the type 
of housing presently found in their neighbourhood, whereas 
in Question 9, they are asked for their reaction to new 
housing development. With one exception (Question 8), the 
order of the questions in each section is identical. 
Essentially, the question sequence employed can be 
Summarized as follows: 

1. describe the present/new housing in the 
neighbourhood; 

2. ask the opinion of this housing, whether it is 
liked or disliked; 

3. an explanation of this neighbourhood housing 
opinion; 

4, the opinion of different services and facilities 
in West Jasper Place, presently and after the 
new housing is fully developed; 

5. the distance between the resident's address and 
multiple housing, and housing proposed or under 
construction. 

In the section dealing with new housing, the "distance 
question" follows the question asking for the housing 
description. This was an attempt to make the participant 
consider distance as a characteristic of the new housing, 
perhaps sparking further comments on distance in the 
explanation of the housing opinion. Question 6 Separates the 


first and second sections, and it 1S commonly referred to as 
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a "contingency" question. Its purpose is twofold: it can 
facilitate the respondent's task in completing the 
questionnaire,'' and it can determine whether residents are 
aware of new housing. If residents are not familiar with new 
housing in their neighbourhood, then there is no point in 
asking for their opinions. As a result, these residents are 
asked to skip the second section. 

The third section of the questionnaire consists of only 
one question, and it deals specifically with design features 
presently found in the participant's neighbourhood. Question 
P2mgrsedtvidedeintoltwo distinctapartsemeartragasks 
homeowners to identify whether 17 different design features 
exist in their neighbourhood, and Part 2 asks for an opinion 
of these features, aS to whether they add, take away or make 
no difference to the neighbourhood quality. The intent was 
to try to identify how each of the compared neighbourhoods 
differs in design and the resident reaction to each design 
feature, so that it can be determined if there is a 
relationship between density reactions and the use of design 
features in residential planning. 

The fourth section of the questionnaire contains two 
questions that are directed towards the future housing 
preferences of homeowners, with the emphasis on the most 
appropriate location for more multiple housing (Question 
13), and the best alternative housing type to the 
conventional house (Question 14). The role of Questions 13 
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and 14 in the survey is that they are a means of providing 
possible recommendations to alleviate the conflict between 
Single family residents and developers and planners. Data 
from these questions will identify the locational 
preferences for multiple housing in Edmonton and the type of 
housing development that homeowners may accept in West 
Jasper Place in the future. 

The final section is an attempt to develop a profile of 
the residents who participated in the survey, and to 
determine whether certain occupancy and household 
characteristics affect housing and density-related 
reactions. During the development stages of the survey, it 
was not possible to determine if such occupancy/household 
characteristics as length of residence, family size and 
accommodation features are likely to have any influence on 
reactions to neighbourhood housing. To ensure comprehensive 
coverage, therefore, the final section was divided in to 
five parts: length and type of occupancy; accommodation 
features; selection of present housing; satisfaction 
associated with present housing; and household 
characteristics (age and number of persons). With this 
organization, it was concluded that a comprehenSive analysis 
of the possible occupancy/household characteristics 


influencing reactions could be achieved. 
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C. PRETEST OF THE QUESTIONNAIRE 

Pilot work and survey pretesting are essential steps 
towards the successful application of a questionnaire. Both 
Oppenheim and Burton and Cherry conclude that the 
questionnaire pretest iS a critical part of devising the 
final wording of questions, constructing an introductory 
letter and determining the most effective method of 
distribution.'* In the present instance, the pretest also 
provided an opportunity to find out whether density-related 
biases were present in the question wording, as well as to 
determine the residents' reaction to the questionnaire and 
the time that it took to complete. 

The pretest was divided into two stages of evaluation: 
reviewing the questionnaire with faculty members and 
graduate students who have experience in survey research, 
and distributing the questionnaire as a pretest to a small 
group of West Jasper Place residents. The first stage proved 
to be effective in upgrading question sequence and wording. 
Most important, it was concluded that the original draft of 
the questionnaire appeared to be too condensed, and it was 
recommended that more white space should be used to separate 
the questions on each page. As an example of a desired 
layout, it was suggested that the Housing Opinion Survey 
should be organized in the same format as the Strathcona 


County Residents' Survey designed by Dr. T.L. Burton. Here, 


'2A.N. Oppenheim(1966), pp.25-30 and T.L. Burton and G.E. 
Cherry(1970), pp.41-42 
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the questions were separated by lines and each question 
number was separated from the body of the question text, 
enabling the respondent to identify the start of each 
question with ease. 

The improved version of the questionnaire was then 
distributed among a selected group of residents in 
Aldergrove. Because they had recently opposed the 
development of zero lot line housing adjacent to their 
property, it was thought that they would be aware of housing 
issues and interested in the Housing Opinion Survey. In late 
March 1981, Bruce Mintz, who represented the resident group, 
was contacted and subsequent interviews were held to discuss 
planning in Aldergrove and the protest issues. On the advice 
of Mr. Mintz, residents who signed a petition against the 
development project were contacted and asked to fill outa 
questionnaire. The forms were dropped off at each resident's 
house and returned three or four days later. In total, ten 
residents completed the pretest Survey, and they were all 
asked to comment on their impression of the questionnaire 
and the time required to complete it. 

The reaction was uniformly enthusiastic and much 
interest was expressed, particularly in the anticipated 
results of the survey. On average, it took 20-25 minutes to 
complete the questionnaire. The pretest showed, however, 
that there were several problems in the wording of 
questions, and that the respondents were generally confused 


' 


about the reference to "neighbourhood." To many, 
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neighbourhood represented the block immediately around their 
own house, while others did not recognize the name 
"Aldergrove" as it applies to the planned neighbourhood 
unit. Several respondents referred to their neighbourhood as 
Primrose, which is really a community of three 
neighbourhoods in the West Jasper Place area. Additionally, 
the word "condominium" was used throughout the 
questionnaire, and respondents were confused as to whether 
this term referred to self-owned, rental, or both types of 
accommodation. To alleviate these problems, the word 
"neighbourhood" was omitted. Instead, for each neighbourhood 
polled, a special questionnaire was prepared, identifying 
the neighbourhood by name. As an example, respondents in 
Aldergrove were asked "How would you describe the housing 
found in Aldergrove?" Their questionnaire form was 
accompanied by a map which identified the boundaries of 
Aldergrove, its main roads and its location in West Jasper 
Place. The confusion over the use of the word "condominium" 
was eliminated by making a clear distinction between rental 
and self-owned accommodations. All rental housing units were 
referred to aS apartments, whereas only self-owned walk-up 
units, townhouses or row houses were identified as 


condominiums. 
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D. SAMPLING AND DISTRIBUTION 

As explained in Chapter 4, the Aldergrove, Callingwood 
and Westridge neighbourhoods were selected for the survey, 
so that resident reactions could be compared across a 
complete range of residential environments. Furthermore, 
Single-family homeowners in all three neighbourhoods have 
been involved in some form of protest related to housing 
development where density iS a primary issue. 

A decision had next to be made regarding the most 
effective distribution method and an appropriate sample size 
for each neighbourhood. For the distribution method, the 
social research literature focuses on personal interview and 
mail survey techniques. More recently, the drop-off and 
pick-up method has been discussed briefly. For the Housing 
Opinion Survey of neighbourhoods in West Jasper Place, it 
was concluded that traditional methods of distributing 
questionnaires would not be effective in meeting the 
objectives of the thesis research. Mail distribution was 
avoided because of the anticipation of poor response rates. 
An example is provided by the Canada Works Project in which 
a survey of social facilities in West Jasper Place generated 
a 26 percent return. ‘°? Although the discussion of the "drop 
off and pick up" technique is extremely limited in the 
research literature, it was concluded that it would be an 
effective way of meeting the objectives of the thesis 
researchemA voropecfiGeandepick Up Sdistributivon includes 


‘3Eqmonton Journal, May 21,1979 
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many of the advantages of both the mail questionnaire and 
the personal interview techniques: 
1. A large sample of the population can be 
achieved; 
2. The time required to conduct a sample is reduced 
over interview techniques; 
3. Personal contact is made with the participant; 
4, The approach for asking the participant 
questions and the presentation of the 
questionnaire is consistent; 
5. The possiblities of bias are minimal. 
For this survey, however, the primary advantage of "drop off 
and pick up" distribution was that it is not as imposing as 
a personal interview. An interview situation requires the 
participant to "drop everything" when the interviewer knocks 
on the door, and the participant must commit the next half 
hour to answering questions. Combined with a continous 
barrage of surveys from different sources, this truly 
represents an inconvenience. As with the interview, the drop 
off technique still represents a commitment to complete the 
Survey, but it provides an opportunity for the respondent to 
answer the questions at a time that is convenient. Since the 
respondent knows that the canvasser will return in a few 
days to pick up the questionnaire, a sense of responsibility 
is maintained. 
To assist the respondents in returning the 


questionnaire at a time that was convenient for them, an 
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answering machine was employed as part of the "pick-up" 
process. During the "drop-off" stage, participants were told 
that the canvasser would return in three to four days. But, 
if this proved to be inconvenient, they had the opportunity 
to call and arrange a suitable time for the questionnaire to 
be picked up. Additionally, the participants were asked to 
leave a message with the answering machine if they completed 
the questionnaire before the predetermined pick-up time. As 
a further part of this concern to make it as easy as 
possible for participants to return questionnaires, they 
were asked to place the completed survey in their mailboxes 
if they would not be home at the arranged pick-up time. 

To determine an effective sample size for the Housing 
Opinion Survey, it was necessary first to determine the 
population of detached houses in the Aldergrove, Callingwood 
and Westridge neighbourhoods. A total count was therefore 
made by car survey, and as a base for zoning and housing 
layout, the City of Edmonton Land Use District Map published 
in January 1981 was employed. As it turned out, the layout 
and lot division displayed in this map were extremely 
accurate, with less than a one percent error identified. For 
the purposes of sampling, vacant lots were not included in 
the total detached housing count, though they were plotted 
on the map for future reference. The results can be 
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1. Aldergrove - 558 detached houses 
2. Callingwood - 105 detached houses 
3. Westridge - 418 detached houses 
Therefore, the total population for the study area is 1081. 

Because there has been so little evaluation of the 
Rdrepsofivand pickrupledistrrbutszongmethod ,pitawasrdittvcult 
to anticipate the probable return rate. In an interview with 
Dr. T.L. Burton, it wasS pointed out that surveys similar in 
subject matter and design have yielded returns between 40 
and 50 percent.'* It was therefore concluded that, to be 
Sure of receiving a minimum of at least 100 completed 
questionnaires, the sample size would have to be greater 
than 20 per cent of the population. 

In determining an effective sample size, the research 
literature focuses on mathematical formulas. It was not 
feasible to use any of these in West Jasper Place, however, 
because such mathematical variables as the "degree of 
confidence" and "maximum allowable error" cannot be 
estimated for an opinion. Unfortunately, alternative methods 
are not recommended in the research literature. To set a 
sample size for the Housing Opinion Survey, it was concluded 
that it would be most effective to look at the population 
size for each neighbourhood and calculate the number of 
questionnaires required for at least a 20 per cent sample. 
In the case of Aldergrove, Withsitsepopulationsofts 558 
detached houses, this converted into a sample of 120 
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households. The same number was decided upon for Westridge, 
despite its smaller population. This really reflected 
uncertainty about the likely response from a neighbourhood 
where density issues had not had a high profile. Yet, 
Westridge represented a critical component of the survey 
because it 1S a neighbourhood dominated by single family 
housing. Determining an appropriate sample size for 
Callingwood presented a different problem because its 
population of detached houses is so small. A 20 per cent 
sample, or 20 questionnaires, would not be large enough to 
yield meaningful results. It was therefore decided that 80 
Callingwood residents should be canvassed, with a return of 
40 questionnaires anticiapted. 

Table 9 summarizes the questionnaire sampling for each 
neighbourhood in the study area, along with the anticipated 
returns. With the adjustments in Westridge and Callingwood, 
the total sample turned out to be larger than anticipated: 
320 questionnaires or 30 per cent of the population. 

The distribution of the questionnaire took place 
between April 17 and May 9, 1981, with canvassing completed 
one neighbourhood at a time. After reviewing various 
Sampling techniques, it was concluded that a systematic 
sample employing stratified zones to test the distance 
factor would be the most effective method of achieving a 
distribution with low bias. As suggested in the literature, 
systematic sampling is desirable if the population is small 


and manual procedures are relied upon to determine the 
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sample. Essentially, systematic sampling uses an interval 
selection, where one out of "x" number of people is 
consistently selected. The most common procedure is to 
employ a list, from which as an example, every fourth person 
or housing unit might be chosen. First, however, it is 
necessary to pick a random starting point in the population, 
to avoid the danger of consciously selecting a sample that 
has a favourable pattern. This still leaves the danger of 
unwittingly selecting a sample which contains periodicity; 
that is, the population is arranged in a pattern that 
coincides with the sampling interval.'*® An example, in area 
sampling, would be the consistent selection of houses on 
corner lots. Because of a crescent system of roads in the 
Study area and the inconsistent number of houses in 
different neighbourhood blocks, it was thought that problems 
OfPeperrodicity wouldsnotealtect sthesatstribugioOnmooms the 
Housing Survey. 

Stratification by zones was introduced because one of 
the objectives of the thesis research is to determine if 
distance between different housing types and homeowners is a 
factor that influences density reactions. The Callingwood 
neighbourhood could not be treated in this way, because the 
population is too small and no house is more than a block 
away from multiple housing, but stratification was applied 
in Aldergrove and Westridge. The purpose of a stratified 
sample is to provide an alternative to sampling the 
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population at large, in an effort to determine if a common 
element of a group affects the responses in the survey. As 
Babbie concludes: 

“The ultimate funetion cf stratufication, then, 1s 

to organize the population into homogeneous subsets 

(with heterogeneity between subsets) and to select 

the appropriate number of elements from each."'*® 
For the Housing Opinion Survey, the element which 
distinguishes the groups of single family homeowners is the 
distance from multiple housing. Figures 6 (Aldergrove) and 7 
(Westridge) show the breakdown of the neighbourhood 
populations into four zones or strata, and Figure 8 shows 
the location and layout of the single family housing in the 
Callingwood neighbourhood. Because of the layout and shape 
of the neighbourhoods, it was impossible to divide the 
Strata into an equal number of housing lots or similarly 
Sized areas. Instead, a crude maesure of block width was 
employed to give the following breakdown: all detached 
houses less than a block away from multiple housing would be 
in Zone 1, between one and two blocks - Zone 2, two and 
three blocks away - Zone 3, farther than three blocks - Zone 
4, 

To test the effects of the neighbourhood distance 
factor through a comparison of responses by strata or zone, 
it was apparent that an equal number of queStionnaires had 
to be distributed in each zone. This created some problems 


in the sampling and distribution procedures, because of the 


‘E.R, Babbie(1979), pp.180-181 
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FIGURE 7 


SURVEY DISTRIBUTION IN WESTRIDGE 
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FIGURE 8 


SURVEY DISTRIBUTION IN CALLINGWOOD 
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variable number of housing lots per zone. As an example, the 
range in Westridge was from 73 in Zone 1 to 146 in Zone 4. 
To accommodate the neighbourhood total of 120 
questionnaires, or an equal distribution of 30 
questionnaires in each of the four zones, it was apparent 
that the sampling interval in Aldergrove and Westridge would 
have to vary among the zones. The procedure that was adopted 
was to count the number of single family houses in a zone 
and then identify the interval that would be required to 
distribute 30 questionnaires systematically. For example, in 
zone 2 of Aldergrove, where there are 131 houses, every 
fourth house would have to be sampled. 

After a random starting point was selected for each 
neighbourhood, the questionnaires were distributed in 
person, with the sampling interval determining the selection 
of participants. A different sampling interval was 
determined for each zone, except in Callingwood. This was 
the most difficult neighbourhood to sample, since the sample 
Size at the end of the distribution represented over 75 per 
Sentrofethe populations Initially avrandom starting point, 
every second house was asked to participate in the survey. 
Once this was completed, another random starting point was 
determined from the remaining houses, and the balance of the 
Sample was completed. 

A conscious effort was made to maintain a consistent 
approach for introducing the survey to the sampled 


homeowners. This waS crucial to the overall success of the 
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Survey, Since the immediate reaction of the residents to the 
canvasser and the questionnaire would greatly affect the 
final response rate. I introduced myself immediately and 
explained where I was from. The purpose of the survey was 
then explained, and it was emphasized that the results would 
be entirely anonymous and confidential. It was also stressed 
that it would be greatly appreciated if the questionnaire 
could be completed within four or five days. When residents 
agreed to participate, they were immediately thanked and 
reminded that I would return in four or five days to pick up 
the form. 

Although the initial acceptance rate was over 90 per 
cent, there were some homeowners who were not interested in 
participating in the survey, and others were not at home 
during canvassing times. When this situation was 
encountered, one of two procedures was followed: either the 
house immediately next door was polled or an additional 
house at the end of the stratum was canvassed using the 
Sample interval for selection. The choice of procedure 
depended directly on the stratum population and the sample 
size and interval. If the population was large and could 
accommodate further interval sampling after the initial 
distribution was completed, this procedure was employed. For 
small populations, as in Callingwood, however, interval 
sampling after the initial distribution could not be 
accomplished, and there was no alternative but to canvass an 


immediate neighbour. 
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During the pick-up stage of the questionnaire 
distribution there were many instances where participants 
did not set a mutually agreeable time or, more commonly, 
they could not be reached at home. To avoid numerous return 
visits to a participant's residence, a follow-up letter was 
left in the mailbox if contact could not be made (Appendix 
1). This had the advantage of letting the participants know 
that I had returned to pick up the questionnaire. They were 
then asked to make use of the telephone answering machine. 
As with the personal introduction of the survey, it was 
Critical to follow a consistent procedure during the pick up 
stage. If there was no response within three days of the 
follow-up letter, a second visit was made in an effort to 
catch the participant at home. At this point in the return 
process, the participant had had more than a week to 
complete the questionnaire. If personal contact was made 
during the second visit and the questionnaire was still not 
completed, the participant was asked to call the answering 
machine to arrange a pick up. In many cases, however, 
contact could still not be made, but since a follow-up 
letter was delivered, further visits were not necessary. 
Regardless of the circumstances encountered in the pick up 
Stage of the distribution, no more than two return visits 
were attempted to each respondent. This format was based on 
the belief that if the participant was interested in 
returning the questionnaire, it would be placed in the 


mailbox for the canvasser or contact would have been 


> ' ; a - 
voned hg ved ae ) 
| ee ee ene: 
yt etrainti igtgbint! pint 3 oem he os 
Auto: eyeueann Biove of vamud i im ane > 
anw atte yurwn tial Ss < 


vibregye) aba $6 igor ‘biupel #bahos 
eons erthez i si taeg odf pwltsed ae! ac 


etew veo? .a9heers! seup- ets qe serccbaciael 
_apidten popines ia seongeleg ‘ein So ora aden OF . 
new. +h ei eds to wekesuborsel Sano +3 ata a a 
qu int a gt: et wi s2vbsoo%m 292430R8> 8 wol loud <3 pen 
ait to 276% owrds gittsaw Se NogeeT Of asw g79d2 ts ee r 7 

od, c10Tke oe. ne-ebes ai bbegw tina saa ig ptesselG ot 
Agee. ate ec! had sii? ga. Ser Te weet 263784 eid 4 
)) pee Be ‘abe? argo, Sud ett, dae bate edt, 2 

aban <9 “agdee tan oa peep 2h. Vex iunne itesup oae ezalg 

fon Li ioe owe amkaeed emnty Ay ns dieiv snozep erty: eotub, 
pabiewnes 6s hae vavew ime Weg t>is1eq/ees tote r 
evened ciaiuars voen Atgueaoiq sseqstye oF anita 
que wot Lodhi panty sud yabam od tou tiivevie ‘ ( 
-yreene en 900 ara gstab¥ seAgiri .bevevtleb aon 
au sci elit ink Beyeamucbap ap tastene 729 (9 to 
aad grist jinusay ged nad? exam 04, .ootsodtraele “rt a 
: ih ea OEE a fone 72 Besyas, ¥ 
oo pid Dagneresad anie-tgagto/ss0g of) TE aH tt ots 
ha banka ooo #2 posi dicticedh 


1 % 


143 


attempted through the telephone answering machine. 


E. RESPONSE TO THE HOUSING OPINION SURVEY 

From the initial stages of the questionnaire returns, 
it became apparent that a high response rate for the survey 
would be achieved (Table 5). The telephone answering machine 
also proved to be most effective. It was used for nearly 35 
per cent of the surveys that were returned. For the 
remainder, the majority of participants left the 
questionnaires in their mailboxes. Regardless of the 
neighbourhood canvassed, less than 10 per cent of the entire 
Sample required a follow up letter. The delays in returning 
questionnaires were therefore minimal. 

Table 10 summarizes the questionnaire returns for the 
study area, distributed by neighbourhood and zone. The 
response rate of 74 per cent was much higher than had been 
anticipated in the preliminary stages of the survey. It was 
also consistent across the neighbourhoods, though there was 
some variation in the zone response rates in the Aldergrove 
neighbourhood. In particular, Zone 4 was extremely high (97 
per cent); indeed it represented the most striking 
inconsistency in the entire survey. The explanation, 
apparently, was that residents in Zone 4 had recently 
opposed the development of a housing project immediately to 
the west of their property, aS described in Chapter 4. In 
contrast to their high response, there is no obvious reason 


for the comparatively low returns (66 per cent) in Zones 2 
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and 3 of Aldergrove. 


VI. CHAPTER SIX 


RESULTS OF THE HOUSING OPINION SURVEY 


A. INTERPRETATION OF THE QUESTIONNAIRE DATA 

To transform the individual questionnaire responses 
into raw data for the survey analysis, optical scanning 
Sheets were used to to minimize errors during the data 
transfer. Since only one step is involved, optical scanning 
is a more reliable method of data transformation than 
conventional coding and key punching. 

The.statistical analysis was carried out with the 
assistance of the MIDAS computer program package. Through 
the use of MIDAS commands, straight counts of the responses 
were calculated for each question, and cross-tabulations 
were developed between those responses where it was 
conceivable that a relationship would exist. However, upon 
reviewing the resulting data, it was apparent that the open 
questions: (03790107 01975 02156028. andeO26)ageneratedstoo 
many codes. It was therefore difficult to draw conclusions 
from the low frequencies (less than five) which commonly 
resulted. As an example, 37 different codes were employed to 
describe the detailed responses to Question 3, and 25 of 
these 37 had frequency counts of less than five. 


Essentially, this problem can be traced back to the coding 
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Stage, where too fine a differentiation of responses was 
made. Additionally, it appeared that many of the codes were 
overlapping in their representation of responses. Obviously, 
the coding for open questions had to be changed, so that 
highly descriptive codes accounting for detailed 
distinctions in responses would be replaced by codes 
representing a more common, higher frequency reaction. In 
the upshot, the number of response codes per question ranged 
from seven (Q23) to eleven (Q21). During the "recoding 
process," special care was taken to code every response that 
seemed likely to have implications for the density issue. 

A sample copy of the questionnaire and summary 
tabulations of the responses are provided in Appendices 1 
and 2. Appendix 1 also includes the follow-up letter and the 
maps of the neighbourhood boundaries that were referred to 
in the introduction to the survey. Appendix 2 presents the 
question data as the actual frequencies of responses at the 
zone, neighbourhood, and total sample area levels. 

For the most part, the survey data did not lead 
themselves to sophisticated methods of analysis. Normally, 
it was not possible to do more than enumerate the responses, 
or to compile cross-tabulations, particularly in the first 
two sections where respondents were asked for their opinions 
on present neighbourhood housing and neighbourhood housing 
after projects under construction or proposed were 
completed. Through the cross-tabulation technique it was 


hoped that it would be possible to determine the 
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relationship between the way in which respondents identified 
the housing in their neighbourhood and their reaction to it. 
For example, was the reaction to multiple housing consistent 
throughout the study area? Elsewhere in the survey, and 
particularly in those questions dealing with future housing 
preferences and occupancy/household characteristics, it was 
uncertain whether relationships did exist. Since each 
question was designed to facilitate the application of 
cross-tabulations, however, the process of identifying 
possible associations between the responses to different 
questions was achieved through systematic elimination. For 
example, cross-tabulations between present and new housing 
questions and occupancy characteristics questions were 
developed, and if a relationship was not identified, it was 
concluded that this occupancy characteristic was not 
influential. Thus, it was eliminated from further 
consideration. 

Cross-tabulations are often accompanied by statisical 
tests, most notably the chi-square test, which compares "the 
actual number of cases observed in each category and the 
number of cases expected in each category."' Essentially, an 
attempt is made to test the null hypothesis, which is based 
on the proposition that the observed frequencies of each 
category do not differ from the expected frequencies. For 


the purposes of the thesis research, however, it was 


'R.H. Kolstoe,Introduction to statistics for the behavioral 
sciences (Illinois: The Dorsey Press, 1973), p.235 
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concluded that the chi-square test could not be used to 
determine if any of the associations identified in the 
cross-tabulations are statistically significant. There are 
assumptions and limitations associated with the test that 
reduce its applicability in the analysis of the housing 
©pinionssurvey. In particular, it 1S Gifficult to use the 
chi-square test in the analysis of data from zones or when 
there is a low frequency of response to certain questions. 
In the case of evaluating data at the zone level, with a 
return of 50 per cent in a sample size of 30, the resulting 
frequency would be only 15. If these 15 responses are then 
distributed through several possible answers, as on a Likert 
five point scale, the resulting frequencies are commonly 
less than five. Both Mansfield *and Ott et al. “identify one 
of the requirements of the chi-square test as a frequency of 
5 or more responses in each matrix cell. If the response 
rate for one or more cells in a matrix resulting froma 
cross-tabulation is less than five, then the chi-Square test 
can not be used effectively. Since this limitation affects 
nearly all of the data analysis in the West Jasper Place 
Survey, particularly at the zone level of sampling, it was 
concluded that straight counts and cross-tabulations were 
the most that could be done. They therefore represent the 


primary forms of analysis. 


7B. Mansfield, Statistics for Business and Economics (New 
York: W.W. Norton and Company, 1980), p.292 

7, Ott, W. Mendenhall and R.F. Larson, Statistics: A Tool 
for the Social Sciences (Mass: Duxbury Press, 1978), p.244 
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B. OCCUPANCY PROFILE AND HOUSEHOLD CHARACTERISTICS 

Before discussing the reactions to present housing and 
facilities, a profile of the residents who participated in 
the survey will be presented. This is based on information 
obtained from Questions 15 to 25, as presented in Appendix 
2 

From Questions 24 and 25 it was found that the 
residents in all three neighbourhoods represent a population 
of young families, with the average household consisting of 
between three and five members. The age group with the 
highest frequency was 35-44 years, followed by 25-34 years. 
The frequencies for the four age groups between 0 and 19 
years were comparatively consistent. In Westridge, there 
were a greater number of families who had five or more 
members. This can be partially explained by the availability 
of larger houses than in Aldergrove and Callingwood. 

The results from Questions 15 and 16 show that while 
more than 95 per cent of the participating households own 
their present housing, the average length of occupancy 
varies among the neighbourhoods. For example, more than 50 
per cent of the Callingwood respondents have lived in their 
neighbourhood for seven years or more, whereas less than 
five per cent have done so in the other neighbourooods. In 
Aldergrove and Westridge, the majority have lived at their 
present address between two and five years, an obvious 


reflection of the later phasing of their development. 
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When asked why they selected their present address as a 
place to live (Question 19) the Majority of respondents said 
it was because of the desirable neighbourhood/location or 
individual housing characteristics. The two most common 
responses were that they liked the location (relation to 
work, area in the city, etc.) or the house/lot (size, style, 
etc.). One special response, which showed up particularly in 
Westridge, referred to the quality of neighbourhood 
planning. Westridge respondents often commented favourably 
on such natural features as the tree coverage and proximity 
to ravines, and their absence in the other neighbourhoods 
may explain why "like neighbourhood planning" was not often 
mentioned there. Another special response, particularly in 
Aldergrove, identified the importance of purchase price in 
the selection of a place to live. Although this may be 
attributed to many factors, the availablity of comparatively 
cheap detached houses is the most obvious explanation. 

To determine how residents felt about their present 
housing situation, they were asked if living at their 
present address had worked out as expected, better, or not 
as well, and if they intended to stay at their present 
addrress indefinately. Regardless of the neighbourhood 
considered, a review of the responses in Questions 20 to 23 
indicates that a clear majority of residents said that they 
were generally satisfied with their present housing 
Situation and that they intended to stay. "Not as expected" 


responses in Question 20 were minimal, ranging from only two 
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per cent in Westridge to 26 per cent of the total responses 
in Callingwood. When asked about future intentions, the 
largest group (41 per cent) indicated that they expected to 
Stay at their present address. An almost equal number was 
not sure whether they would stay or not, but, aS can been 
seen from Question 23, this uncertainty was not related to 
characteristics of the neighbourhood environment. Rather, it 
was a reflection of changing housing and location 
requirements, due either to relocation, changing household 
Size or dissatisfaction with present housing accommodation. 

In general, it can be concluded from the profile data 
that the survey population satisfied the requirements of the 
research design. The high proportion of owner-occupiers was 
particularly important, but other characteristics of the 
sample bore just as directly on the issue of development 
density. The length of occupancy, the relatively young age 
of the families, and the satisfaction with present housing, 
all suggest that these residents have made a commitment to 
West Jasper Place as their home. When viewed against the 
history of resident protests in the area, it can be inferred 
that this commitment includes a general concern about the 
future of the neighbourhood environment, and the 


implications of further housing development. 
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C. REACTION TO PRESENT HOUSING 

The analysis of the reactions to existing neighbourhood 
housing was based on of Questions 1 through 5. The 
interpretation begins with an analysis of the effects of 
distance upon the responses in Aldergrove and Westridge. 

Before the survey, it was anticipated that the 
reactions of residents in zones closest to multiple housing 
would not be as positive towards the existing quality of 
neighbourhood housing as those who lived in the zones 
farthest away. In fact, however, distance was not a 
determining factor, and this pattern of response was 
relatively alike throughout all three neighbourhoods. The 
responses for facilities/amenities also showed a minimal 
variation among the zones. This consistency to the contrary, 
however, the pattern of responses in Aldergrove and 
Westridge may not be attributed solely to characteristics 
within the neighbourhoods. As described in Chapter 5, the 
zone distribution scheme was based on a division by block 
measurements, with four zones representing a four block 
radius within the neighbourhoods. It is therefore possible 
that the distance separating the zone closest to multiple 
housing from the zone farthest away is simply not enough to 
affect the neighbourhood reactions. But, because the 
questionnaires were distributed by neighbourhood, it was 
impossible to test the distance factor beyond the boundaries 
of any single neighbourhood, or to determine if there is 


some maximum distance beyond which the perception of the 
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ent ectiseotemultiple=thousingtistimmatezialeemitmisealso 
possible that the sample size for each zone was simply too 
small, although there is no guarantee that larger samples 
would have lead to the identification of a relationship 
between increasing distance and the type of reaction 
expressed. Conceivably, a larger sample size could just 
reinforce the consistency of response. As it stands, the 
value of identifying that responses to present housing in 
Aldergrove and Westridge are independent of distance lies in 
its implication for the planning of new residential 
development. The data suggest that the distance between 
different housing types is not an important consideration in 
neighbourhood design, at least from the perspective of the 
Single-family homeowners. 

The responses to Question 5, which asked for an 
estimate of the closest distance to multiple housing, were 
so inconsistent that a pattern could not be identified. As 
suggested in Chapter 5, one of the motives behind this 
question was to make respondents think about distance, in 
the hope of provoking comments about the distance-related 
characteristics of neighbourhood housing. In fact, this 
rarely happened. Furthermore, the estimated distances often 
do not resemble the actual distances. In Zones 2 and 3 in 
Westridge, for example, the estimated distances ranged from 
one block to seven or more, whereas in reality the distances 
were between three and five blocks. Because of the problems 


encountered in interpreting the responses for Question 5, it 
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was concluded that these data could not be employed 
effectively for cross-tabulations or other forms of 
analysis. If distance-related measurements were required, 
reference would have to be made to the actual zone 
distribution rather than to the distances perceived by of 
the study area residents. 

AS anticipated, the responses for Question 1, which 
asked for a description of neighbourhood housing types, were 
very accurate. For the Aldergrove neighbourhood, 92 per cent 
of all respondents identified the housing as a mixture of 
detached houses and multiple housing, although 29 per cent 
thought the multiple housing was scattered and 63 per cent 
thought it was concentrated. Of the three neighbourhoods 
polled, the Callingwood perceptions varied the most, for 
although all of the respondents said that the neighbourhood 
contained multiple housing, there was no agreement as to 
whether the housing was primarily multiple (23 per cent), or 
a mixture of detached houses and scattered multiple (19 per 
cent), or concentrated multiple (56 per cent). The Westridge 
residents were more consistent in their perceptions; in 70 
per cent of the responses, the neighbourhood was considered 
to consist primarily of detached houses, while the remainder 
Saw it aS a mixture of detached and concentrated multiple 
housing. 

ASweaneidentification questionyeathe primary function of 
Question 1 was to obtain responses to be used in conjunction 


with Question 2, which asked for an opinion about 


uyboetlupet Sane 
snae fmldae |» 
to ee hedibecting 3 * 
(a iq saanabhaes dating ta) ad: ha 
épidw..t evi seaep yeh. evanodeea- nds. (besegistanareks ia) Ag 
eyow ,20a~d entecod Soedgueddptén Be woiggiacas®s 203 HABE 7 ‘ 
cree ‘eng $2  Boedivedsdcl ad: ewo1pssOIA an a92 saistuspm ete we, 
ty epagaeie «an er bevod, ote, beidiaaeme ptnebsaqes?: iste 
rhydose, SS devodain .pitkood etQaaiag Ons: eseect 80a 
pia 749, 4Y Rae bezeasgue, Rey ola 9 lg tiamess sdouedd - ad 
shaodiupdig! oh) Reors eee 2: bias bowtie abo wow 42 stevedeni - 
ao cece eft Bebte- eaettddiens-q-bogwgei bled edstcad ay 

to adware woot lege Mqiy fii ag BhaAboO EY Edd to Asectpuodtia” 
Gate" 4) ea on an ene ar utd item efeitos ion 
30, ignds -ofutet ate bet qifaeet:a paw guieuod-entz» 
36g 2/) olg i alQap Ries send Ste Beaeod beiregeS.36 mere. 
sghisee" t .otrpe isa ad) gigétivu b4 et 7a9IhOD x0 ane 
Ot ot. eos Nema siete aE gpewlerc> s:00979M saiablees 
besehbenas age Retdspodiyl eu) e829 .neanogass “oii 7 
seiqsiagea gd) ALA ,aanunittertrazeb to ytisemlaqudate 
9 ind? gat ——- » Brg Sadosteh be ov ixim aon a 
Tees oe ew : 7 .enteuelly : 
pynones ads: .gftakseouo mee anal ne 
otis bel ileal et ee 


tok bette J 


156 


neighbourhood housing. From a cross-tabulation of these two 
questions, it was hoped that it would be possible to 
identify relationships between perceptions of housing type 
and opinions about neighbourhood quality. 

Table 11 shows the responses to Question 2 for each 
neighbourhood in the study area. The pattern suggests a 
definite association between housing densities and the 
expressed reactions. It iS apparent that the likelihood of a 
negative reaction towards neighbourhood housing increases 
relative to the amount of multiple housing found in the 
neighbourhood. In Westridge, 93 per cent of all respondents 
Said they either liked or strongly liked the present housing 
character of their neighbourhood. In Aldergrove and 
Callingwood, however, the response pattern undergoes a 
dramatic turnaround; 56 per cent of all Aldergrove 
respondents and 58 per cent in Callingwood indicated that 
they either dislike or strongly dislike the housing found in 
their neighbourhood. This suggests that the presence of 
multiple housing greatly affects resident's reactions, 
regardless of the actual amount within the neighbourhood. 
Thus, although Callingwood was described in Chapter 4 as a 
neighbourhood dominated by multiple housing, as opposed to 
Aldergrove where a mixture of detached and multiple housing 
was identified, it is apparent that the strength of the 
response is not appreciably different. 

In Tables 12, 13 and 14, cross-tabulations of the 


responses for Questions 1 and 2 are presented for each of 
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CROSS-TABULATION FOR QUESTIONS 1 + 2 - ALDERGROVE 


Reaction to Housing 
strongly like 

like 

indifferent 

dislike 


strongly dislike 


detached 


2 (2.2%) 


Perceived Housing Mix 


multiple 


2) (2. 23) 
2 (223) 


1 (1.13) 


scattered 
multiple 


0 

6 (6.7%) 

2 (2.23) 

12 (14.4%) 


6 (6.7%) 


No Response: 1% of the neighbourhood participants. 


concentrated 
multiple 


3° (323%) 
F249 (138 333) 
2 (13 33%) 


20) (225.2%) 


9 (10.0%) 
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CROSS-TABULATION FOR QUESTIONS 1 + 2 - CALLINGWOOD 


Reaction to Housing 
strongly like 

like 

indifferent 

dislike 


strongly dislike 


No Response: 2% of the neighbourhood respondents. 


detached 


Perceived Housing Mix 


multiple 


1 (1.8%) 
2 (3.6%) 
7 (12.53%) 


3) (5.43) 


scattered 
multiple 


ob 
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sh 


(1.8%) 
(1.8%) 
(7.1%) 
(7.1%) 


(1.8%) 


concentrated 
multiple 
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6 (10.7%) 
8 (14.3%) 
See = 25) 


5 (8.9%) 
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TABLE 14 


CROSS-TABULATION FOR QUESTIONS 1 + 2 - WESTRIDGE 


Perceived Housing Mix 


scattered concentrated 
detached multiple multiple multiple 


Reaction to Housing 


strongly like 43(47.8%) 0 1 (1.18) LOR(11 1%) 
like 20(22.2%) 0 1 (1.1%) 9 (10.0%) 
indifferent 0 0 0 2 (2.2%) 
dislike 0 0 0 4 (4.4%) 
strongly dislike 0 0 0 0 


No Repsonse: 0 
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the respective neighbourhoods in the study area. From this 
it becomes clear that those residents of Westridge (Table 
10) who like or strongly like the present housing conditions 
there also perceived the housing to be primarily detached. 
That comes aS no Surprise, but a comparison of Tables 8 and 
9 shows a strong Similarity in housing reactions for 
Aldergrove and Callingwood. In both neighbourhoods, the 
highest response category was that present housing is 
disliked and it 1s perceived as a mixture of detached and 
concentrated multiple housing. For that matter, the majority 
of those Aldergrove and Callingwood respondents who thought 
the neighbourhood housing was primarily multiple or 
scattered multiple also indicated a dislike or strong 
dislike. From these response patterns, it can be concluded 
that regardless of the perceived concentration of multiple 
housing, the majority of residents will react negatively 
towards the quality of housing in their neighbourhood once 
the amount of multiple housing has crossed some threshold of 
perceived intrusiveness. Although more residents identified 
the multiple housing as concentrated, this does not indicate 
that dissatisfaction increased with the degree of perceived 
concentration. The strong negative responses towards any 
form of multiple housing in both Aldergrove and Callingwood 
leaves open the question of whether the overall density of 
the neighbourhood housing was not the factor that residents 
were reacting to. Rather, it must be wondered whether the 


reaction was based specifically on housing type preferences, 
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and the negative characterisitcs commonly associated with 
multiple housing. 

The answers for Question 3 presented in Table 15 and 
the cross-tabulations for» Questions 2 and 3 (Tables 16, 17 
and 18) provide some support for this initial observation. 
The most common reasons Supporting a particular reaction to 
present housing conditions are directly related to the type 
housing found in the neighbourhood, and the negative or 
positive characteristics with which it is most often 
associated. "Too much multiple housing" and "like the 
planning of the neighbourhood" are by far the most frequent 
responses for Question 3, and although they represent 
opposite reactions, they are both reactions to the type of 
housing. The "too much multiple" reaction was most evident 
in Aldergrove (21 per cent) and Callingwood (33 per cent), 
whereas it represents one of the lowest responses (8 per 
cent) in Westridge. 

The problems that single family homeowners associate 
with multiple housing have already been reviewed. While it 
can be assumed that density-related characteristics 
represent a substantial component of the reaction "too much 
multiple housing," it is impossible to isolate density as 
the underlying cause. In many cases, respondents discussed 
the characteristics of multiple housing that they consider 
to be undesirable, yet the word "density" was never used and 
many components of density were not considered, Still, it 


can be argued that by indicating that there is too much 
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multiple housing, residents are indeed saying that there are 
Simply too many housing units in the neighbourhood. In 
essence then, this response can be interpreted as a reaction 
against housing densities and the size of the neighbourhood 
population. To reinforce this interpretation, many 
respondents discussed the undesirable characteristics of 
multiple housing in terms of the conflict with their own 
high priority needs. As an example, Aldergrove and 
Callingwood homeowners have maintained that public facilties 
and neighbourhood amenities are inadequate, and in answering 
Question 3, many respondents associated these 
planning-related deficencies with their observation that 
there is too much multiple housing in their neighbourhood. 
The same link was evident in responses where residents 
identified congestion and parking problems in the streets 
providing access to multiple housing projects. Education 
facilities were also picked out; a common complaint in the 
Survey was that neighbourhood schools have become 
overcrowded since the development of multiple housing began. 
The difficulty of distinguishing between density 
reactions and non-density reactions is evident again in the 
most frequent response: that the sample residents like the 
planning of their neighbourhood. While a favourable response 
can be taken to indicate that residents are satisfied with 
such characteristics as the mixture of housing types and 
their placement and proximity to each other, the planning 


element which most greatly influences their replies cannot 
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be determined. It is open to question whether residents who 
like neighbourhood planning are indeed reacting towards the 
mixture of housing types, which may be interpreted as a 
component of density, or if the reaction is merely directed 
towards a component of residential design, such as the 
layout of streets and the arrangement of the single family 
housing. AS an example, 12 per cent of the Westridge 
residents who said they liked the planning of their 
neighbourhood also indicated that this was because of the 
type of people who were attracted there, while 37 per cent 
Said their reason for liking neighbourhood planning was the 
limited Jow cost housing development, whether in multiple or 
detached dwellings. 

Considering the reactions towards present housing for 
the total survey population as shown in Table i1, it seems 
that only 9 per cent of the reponses can be distinctly 
identified as density reactions. There is, however, a direct 
relationship between the frequency of density reactions and 
the density of the neighbourhoods. Two specific responses 
were common as density reactions: residents said either that 
their neighbourhood was overcrowded or that its density was 
too high. The highest rate of identifiable density reactions 
(16 per cent) is in Callingwood. In contrast, only one per 
cent of the residents in Westridge had a recognizable 
density reaction. 

Another response pattern evident in Question 3 is that 


the lower the density for a particular neighbourhood, the 
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greater the likelihood that residents will react favourably 
to the design of housing. Table 11 shows that when compared 
with Aldergrove and Callingwood, more than twice as many 
residents in Westridge (24%) indicated that they liked the 
design of neighbourhood housing. Considering the mixture of 
housing types and the quality of housing found in each 
neighbourhood, it is apparent that Westridge residents were 
reacting to the high quality (often custom designed) of the 
Single family housing that is most prevalent in their 
neighbourhood. 

As with the questions dealing with opinions on present 
housing, the pattern of response for Question 4 indicated a 
relationship between the level of density for each 
neighbourhood and the type of resident reactions. In 
general, the higher the level of neighbourhood density, the 
greater the likelihood that residents would react negatively 
to present facilities and amenities(Table 19). Of the 
eighteen different facilities/amenities listed in Question 
4, the Westridge sample reacted negatively to the provision 
of only one, aS opposed to nine for Aldergrove and eleven 
for Callingwood. This margin is typical of the response 
patterns found throughout the section dealing with present 
housing. Moreover, although the respondents were asked to 
give their opinions about the provision of facilities and 
amenities in West JVasper Place, the response patterns 
suggest that the neigbourhood environment is really what 


influences the reaction. Ideally, the answers to Question 4 
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should not have varied throughout the study area. The 
Westridge reaction to the amenities of West Jasper Place is 
therefore coloured by the fact that the residents simply 
like their neighbourhood as a place to live. When asked 
about any housing or facility-related characteristics of 
their environment, the reaction will be favourable. The same 
consistent tendency is evident in Aldergrove and 
Callingwood, except that there it is in a negative 
direction. 

In addition to an increase in the number of negative 
reactions towards facilities as neighbourhood density 
increases, it is evident from Table 15 that there are other 
response frequencies that have important implications for 
planners. Throughout the survey population, the number of 
respondents indicating that a facility or amenity is in 
excess of present needs was very low, typically near 1-2 per 
cent and not more than 9 per cent (Callingwood - response to 
open space). It can therefore be concluded that the 
construction of facilities has not been completed ahead of 
schedule to meet anticipated future demand. Rather, the 
provision of facilities has either kept pace with needs or 
is simply not adequate for present neighbourhood 
populations. This suggests that while there has been no 
"over-development" of facilities or excessive expenditure of 
tax moneys, plans for extending the provision of facilities 
should be reviewed to ensure that they will be effective in 


meeting future demand. Table 15 also shows that while the 
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number of inadequate facilities varies amongst 
neighbourhoods, some facilities are identified as inadequate 
everywhere. For instance, respondents in all three 
neighbourhoods said that recreation opportunities and 
facilities for teenagers were inadequate, and a common list 
of eight features was identified as inadequate in Aldergrove 
and Callingwood. These similarities, particularly in 
Aldergrove and Callingwood, suggest that the problem of 


inadequate facilities and amenities is a real one. 


D. REACTION TO NEW HOUSING 

This section of the analysis deals with reactions 
towards housing that is proposed or under construction. It 
will become apparent that many of the response patterns 
identifiable here are the same as those identified in Part 
C. However, in contrast to the 238 residents who answered 
the questions on present housing, only 149 completed the 
second section. As explained in Chapter 5 the role of 
Question 6 was to separate those respondents who knew about 
new housing from those who did not. Only the former were 
asked to complete Questions 7-11. 

As with the responses to present housing, the value of 
analysis by zones was extremely limited. With the number of 
respondents reduced by more than one third, the sample sizes 
were too small to be representative. Fewer than fifteen 
residents answered questions in many of the zones, and the 


responses were often divided among five or more possible 
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answers. Once again, then, the analysis of response rates 
must be limited to the neighbourhood level. 

Questions 7 and 9 are the equivalents of Questions 1 
and 2. In response to Question 7, the description of new 
housing was consistent with the mixture of housing types 
already found in the neighbourhoods. Because most of the 
future development in Westridge is the infill of private 
vacant lots, the highest frequency response was "detached 
housing of the same size" (81 per cent). In contrast, in 
Callingwood, because the West Edmonton Village project had 
received a high profile from the press, and because it 
clearly dominated all other housing construction activity 
there, it wasS not Surprising to find that 55 per cent of the 
respondents described new neighbourhood housing as 
apartments. The highest frequency responses of Aldergrove 
residents were split between descriptions of detached (25 
per cent), small lot housing (28 per cent), and a mixture of 
multiple and detached dwellings (23 per cent). As in 
Westridge, the new housing development in Aldergrove is 
largely consistent with the present mixture of dwelling 
types. It is dominated by the Cadillac-Fairview project 
located to the exteme west of the neighbourhood, where a 
mixture of conventional and small lot detached housing is 
proposed. 

Tables 20, 21 and 22 show cross-tabulations between 
Questions 7 and 9 for each of the three neighbourhoods. It 


is apparent that the response pattern 1S Similar to that 
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expressed towards present housing: in general terms, as the 
density of the identified new housing increases, there is a 
greater likelihood that the reaction will be negative. In 
terms of housing types, reactions towards detached dwellings 
were generally positive throughout the sample population 
while respondents reacted negatively towards any type of 
multiple housing. At the neighbourhood level, Callingwood 
and Westridge permit a clear cut interpretation: 89 per cent 
of all Callingwood residents answering Questions 7 and 9 
either disliked or strongly disliked new housing because it 
was described as multiple or containing multiple, and in 
Westridge, where only 9 per cent of all residents answering 
these questions described new housing as multiple, less than 
7 per cent said they either disliked or strongly disliked 
the new housing in their neighbourhood. In the Aldergrove 
cross-tabulation (Table 16), the rows indicate that 
residents were either indifferent (32.8%) or strongly 
disliked (34.4) new housing, regardless of type. Although 
the pattern of liking detached housing and disliking 
multiple housing closely resembles Callingwood and 
Westridge, the concentation of responses in the indifferent 
and strongly dislike rows indicate that there may be a 
factor other than housing type which has influenced the 
reaction. 

Regardless of the conflicting responses that have 
emerged from the cross-tabulation for Aldergrove, there is 


one consistent response towards new housing throughout the 
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study area: the strong dislike for apartments or rental 
housing. Table 17 shows that more than 50 per cent of the 
Callingwood residents answering Questions 7 and 9 said they 
have a strong dislike for new neighbourhood housing because 
it 1S apartment development, while Table 16 indicates that 
virtually all of the Aldergrove residents who identified new 
housing aS apartments said that they strongly disliked this 
type of development. As was inferred from the review of the 
housing literature in Chapter 3, this type of reaction could 
be anticipated because of the common negative connotations 
of apartments, Such as transiency, vandalism and increased 
automobile traffic. However, for the purposes of the thesis 
research and subsequent planning recommendations, the most 
Significant response pattern is the same as was found as in 
the first section: what can be called a "neighbourhood 
effect," where there is a definite relationship between the 
density and mixture of housing types found in each 
neighbourhood and the response patterns for these living 
environments. Higher density housing types incite negative 
reactions. 

Tables 23, 24 and 25 are cross-tabulations for 
Questions 9 and 10. They are designed to identify 
relationships between the type of reaction to the housing 
proposed or under construction and the reason for that 
reaction. While the response patterns generally follow those 
observed from Tables 12, 13 and 14, there is clearer 


evidence of reactions based on density and related 
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characteristics rather than on housing type. 

Fewer than 6 per cent of Westridge respondents referred 
to density in the explanation of their housing reaction, but 
this was to be expected, because of the dominance of single 
family dwellings in the neighbourhood. It was more 
Surprising to find that the explicit density reactions did 
not increase in Aldergrove. In fact, the number of density 
reactions for housing proposed or under construction were 
under 10 per cent in Aldergrove (8.8 per cent) and Westridge 
(5.2 per cent). In Callingwood, however, there was a 
dramatic increase to 21.6 per cent, and more than 60 per 
cent of the residents answering Questions 9 and 10 said they 
disliked or strongly disliked new housing because of the 
densities associated with the development. 

Another interesting response pattern over the full 
sample is the drop in the number of people who thought there 
was "too much multiple housing.” It accounted for less than 
16 per cent of the reactions towards new housing in each of 
the study area neighbourhoods. This supports the earlier 
conclusion that in responding to housing at the proposal or 
construction stage, residents are less concerned about the 
type of housing and more likely to react strongly towards 
the implications of an increase in neighbourhood population. 

It was indicated earlier that when compared with the 
reactions towards present housing, the total number of 
indifferent responses was greater for new housing. This 


tendency was particularly evident in Aldergrove and 
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Westridge, where the number of indifferent responses 
increased from 16.5 per cent (Aldergrove) and 1.2 per cent 
(Westridge) to 33.4 and 26.3 per cent respectively. Although 
this could not be explained from the analysis of the 
cross-tabulations between Questions 7 and 9, Tables 19 and 
21 indicate that residents who reacted indifferently towards 
new housing most commonly said that the development was not 
close to their residence or it was similar in character to 
existing neighbourhood housing. That is, it was not seen to 
be posing a threat to their property or lifestyle. 

In Question 8, the respondents were asked to estimate 
the distance between their houses and the new housing. As 
with Question 5 in the previous section, however, it was 
difficult to interpret the results. As an example, although 
23 per cent of the Callingwood residents answering Question 
8 said the new housing was five of more blocks away from 
their address, the actual distance to the highly profiled 
West Edmonton Village can be estimated at three to four 
blocks. In Westridge, it is impossible to determine the 
effect of distance on reactions towards proposed or new 
housing when it is merely the scattered infilling of single 
family lots which can be found in virtually every 
neighbourhood zone. Since there was also a low response 
rate, the data from Question 8 were excluded from the 
analysis. 

Table 26 summarizes the responses to Question 11, in 


which the provision of public facilities and services was 
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addressed again. By employing the same list of facilities as 
in Question 4, it was possible to compare the perceived 
adequacy of facilities to meet present needs with the 
perceived adequacy for future needs. In fact, although there 
waS an increase in the number of facilities that are thought 
to be inadequate, the pattern of responses for each 
neighbourhood closely resembles Question 4. Aldergrove and 
Callingwood respondents had a large number of negative 
reactions, while Westridge respondents had very few. In 
Callingwood, everything except commercial facilities was 
expected to be inadequate; in Aldergrove everything but 
commercial facilities and police and fire protection. In 
contrast, only three facilties in Westridge (elementary 
schools, daycare and teen facilties) .were considered to be 
inadequate for future needs. As became apparent in the 
analysis of the present housing section, respondents in 
Aldergrove and Callingwood are critical of what they see as 
the failure to keep pace with increases in neighbourhood 
population, whereas the Westridge participants generally 
like the environment in which they live, and tend to have a 
favourable view of its services and amenities. 

As with Question 4, no facilities were thought to 
"exceed" future needs in any of the study area 
neighbourhoods. In Aldergrove and Callingwood however, 
commmercial facilities were the only ones that were 
considered to be inadequate for present needs, yet adequate 


for future needs. This can be attributed to the opening of 
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West Edmonton Mall in September 1981, a project hailed by 


its developers as the largest of its kind in Canada. 


E. REACTION TO DESIGN FEATURES 

Tables 27 and 28 summarize the responses to Parts 1 and 
2 of Question 12, in which residents were asked to indicate 
their awareness of seventeen different design features and 
to offer their opinions on the desirability of each. Unlike 
the response patterns noted in the previous sections, 
reactions to design features were consistent throughout the 
Sample area. The respondents also had similar opinions about 
the value of each feature's contribution to the quality of 
their neighbourhood. 

Of the seventeen features listed in Question 12 , the 
majority of Aldergrove residents said that ten do not exist 
in their neighbourhood, as compared with nine in Callingwood 
and seven in Westridge. To a large degree these were 
features that can be readily overlooked, since their purpose 
is primarily an aesthetic or landscape one. Conversely, 
seven features were consistently reported to be present. 
These were parks, sidewalks, bike paths, street lighting, 
underground lines, cul-de-sacs and houses not in the shade 
of high rise buildings, all of which appear to be more 
easily recognized than earth berms or tree barriers. 

It can be concluded from the response patterns shown in 
Table 24 that, regardless of the neighbourhood, residents 


felt that the features that do not actually exist would add 
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to the quality of their neighbourhood, with the exceptions 
of alleys/lanes and one way Streets. For many features 
identified ’as not present, the “addutoethe quality” reaction 
clearly dominated all responses in each of the study area 
neighbourhoods, which Suggests that residents see these 
features as important contributors to the quality eof their 
living environment. In particular, residents indicated 
strongly that while external maintenance regulations, 
artificial lakes/ponds, restricted parking, open space 
dividers and tree barriers and land berms (excepting 
Westridge) were not evident in their neighbourhood, they add 
to quality. While Westridge residents indicated that open 
Space dividers, tree barriers and land berms are present, a 
review of the neighbourhood plan and personal observations 
showed that they do not represent planned design features. 

Some straightfoward planning implications can be 
interpreted from Question 12. According to the respondents, 
the neighbourhoods under analysis lack a variety of design 
features that contribute to the aesthetic qualities of a 
living environment. Landscaping appears to be deficient or 
non-existent, and as a result, represents an aspect of 
design that, based on residents' opinions, should be 


improved. 
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F. FUTURE HOUSING DEVELOPMENT PREFERENCES 

This section consists of an analysis of responses to 
Questions 13 and 14, where residents were asked their 
Opinions» about desirable locations for multiple housing and 
the best alternative to the conventional Single family 
house. Table 29 provides a Summary of the responses to 
Question 13, Looking at the Sample area as a whole, 30 per 
cent of all residents polled said they thought more multiple 
housing should be scattered throughout the city, which 
represents nearly twice the frequency of the second and 
third most common responses (no multiple housing, 18 per 
cent, near city centre, 15 per cent). Although the 
Aldergrove and Westridge response patterns are consistent 
with the total sample area, the Callingwood respondents are 
different in the respect that they felt that there was 
already enough multiple housing in Edmonton: and as a 
result, the frequency of response for "no multiple" was 
nearly the same as "Scattered throughout the CHEV mcAreas 
between the centre and newer suburbs" provoked the lowest 
response rates in Callingwood and Westridge, while 
Aldergrove residents see new suburbs as the least 
appropriate location for more multiple housing. This break 
in the response pattern mirrors the reactions to other 
questions, most notably Question 3, where Aldergrove 
residents strongly voiced their displeasure with the amount 
of multiple housing in their neighbourhood. When the city 


center and near center responses are combined, however, a 
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majority of respondents in all neighbourhoods see the inner 
parts of Edmonton as the most suitable location. Therefore 
it can be concluded that, in general, the preferred 
locations for multiple housing are the city center and 
scattered concentrations throughout the city. 

In Question 14 the participants were asked to specify 
which type of housing they felt was the best alternative to 
the conventional house. Table 30 provides a Summary of their 
preferences, and as the response patterns in each 
neighbourhood indicate, they continued to react unfavourably 
towards apartments. When combined with the favourable 
reaction to condominiums, it seems that it is not the 
development of multiple housing that is opposed so much as 
rental tenure with all its undesirable connotations. The 
responses to Question 14 also show a definite preference for 
detached housing alternatives. When the small lot and 
zero-lot line responses are combined, 56 per cent of all 
respondents in the study area prefer detached housing 
compared with 38 per cent who prefer multiple housing. 
Aldergrove and Callingwood respondents did not differentiate 
particularly among condominiums, small lot and zero-lot 
line, as the response rates ranged only five per cent among 
these three housing types. While many Westridge residents 
also thought small lot and zero lot line represented the 
best alternative, with 46 per cent of the total responses, 
neighbourhood residents showed a definite preference for 


condominiums. In a neighbourhood dominated by detached 
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housing, it could be assumed that this characteristic would 
Greatly influence preferences and that Westridge residents 
would specify other forms of detached housing as the best 
alternative. The favourable reaction towards comdominiums 
can be explained by two factors associated with Westridge: 
the unobtrusive, high quality condominium projects presently 
found there, and the respondents’ expressed concern about 
land value depreciation and the desire to live in an 
environment where the quality of the housing is consistent. 
Although Question 14 is general, in the sense that it asks 
for an opinion of alternative housing types, regardless of 
the location, it can be inferred, once again, that the 
neighbourhood environment has gQreatly influenced the 
Westridge responses. 

For each neighbourhood, a cross-tabulation between 
Question 13 and 14 was developed to determine if preferences 
for the location of multiple housing are related to Opinions 
regarding alternative housing types. Unfortunately, they 
produced no additional insight into the pattern of response, 


and definite relationships could not be identified. 


G. CONCLUSIONS 

Although the primary objective of the survey was to 
determine reactions to the density of neighbourhood housing, 
itiwasvfound that, in the majority of cases, it was 
difficult to be sure that the answers could be attributed to 


a density perception. While some definite density reactions 
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could be identified, they represented only a small portion 
of the total responses. Indeed, the most common reactions 
seemed to be towards housing type rather’ than®density; asin 
the negative reactions towards the amount of multiple 
housing and neighbourhood planning. The density implications 
of these responses had to remain largely speculative, from 
which it was concluded that firm Frecommendatvonssfom the 
planning applications of the density concept cannot be 
derived from the sections of the questionnaire dealing with 
present and new housing. 

Porgall their inconclusivenesss however, the response 
patterns in the present and new housing sections showed that 
there is a definite relationship between neighbourhood 
environments and the type of reaction towards housing and 
public facilities and amenities. This relationship, which is 
a form of positive feedback, can be called the 
"neighbourhood effect." It indicates that reactions towards 
any residential characteristics will be greatly influenced 
by the way the neighbourhood is regarded as a place to live. 
If residents like their neighbourhood, as in Westridge where 
the "neighbourhood effect" was first noticed, there is a 
tendency to react favourably towards any of the 
neighbourhood's characteristics or features. In contrast, 
the Callingwood respondents made it clear that they do not 
like the design of their neighbourhood and its mix of 
housing types. As a result, when asked about specific 


features, their reactions were consistently negative. There 
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is also a definite relationship between the way residents 
view their neighbourhood, on the one hand, and density and 
housing type, on the other. The greater the density of the 
neighbourhood and the amount of multiple fhousingsthatei+ 
contains, the more likely it is that residents will react 
negatively towards neighbourhood characteristics. Responses 
from Aldergrove and Callingwood also showed that the 
Presence of multiple housing greatly affects resident's 
reactions, regardless of the perceived concentration in the 
neighbourhood. 

The section dealing with new housing showed that the 
"neighbourhood effect" intensified when residents were asked 
about the housing proposed or under construction. 
Furthermore, the number of responses based on density 
increased, indicating that residents were less concerned 
about housing types and more concerned about the effects of 
an increase in density and the implications of a larger 
neighbourhood population. This pattern was particularly 
noticeable in Callingwood, where more residents said they 
Strongly disliked the new or proposed housing, and a greater 
proportion based their reaction on density. The concern 
about the adequacy of community facilities in Aldergrove and 
Callingwood is also consistent with this pattern. The second 
section also provided evidence that residents in all three 
neighbourhoods dislike apartments much more than other types 
of multiple housing, and that much of the opposition towards 


apartments was based on the connotations of renting. 
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One of the most significant findings in the survey data 
was that the distance between housing types ina 
neighbourhood is not an important influence on reactions 
towards housing or other residential features. Because the 
response patterns were relatively alike throughout the four 
zones in the Aldergrove and Westridge neighbourhoods, it can 
be concluded that the relative locations of different 
housing types in the neighbourhood have a minimal influence 
on the reactions of residents. Rather, it is the type of 
housing and the way in which it is integrated into the 
neighbourhood housing mix that affects housing and related 
reactions. 

The section of the survey addressing design features 
revealed, in contrast to the previous sections, a consistent 
pattern of response throughout all three neighbourhoods. The 
Sample populations expressed similar opinions about the 
valuable contribution of these features to the quality of 
the residential environment. There was also unaminous 
agreement that the features thought to be missing would add 
to neighbourhood quality. While the pattern of response for 
identifying design features and their contribution was 
consistent throughout the sample area, there is evidence of 
the "neighbourhood effect" in Westridge when comparing those 
features which are actually present to the features 
perceived to be present by residents. Aldergrove and 
Callingwood residents were very accurate in identifying the 


design features that are not evident in their neighbourhood. 
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In Westridge, however, residents indicated that more design 
features are present than there actually are, specifically, 
open space dividers, tree barriers, and land berms. This 
Suggests that the "neighbourhood effect," or the favourable 
impression of the neighbourhod environment, has influenced 
their perception of the presence of desirable design 
features. 

The section asking residents for their preferences on 
the location and type of future housing development 
reinforced the conclusions from the present and new housing 
sections that residents felt there was enough multiple 
development in West Jasper Place, and that there is 
generally an unfavourable reaction towards apartments and 
ther concepteof i rental occupancy. While residents aornot 
completely reject the further development of multiple 
housing in West Jasper Place, they would prefer to see a 
Scattered distribution of small concentrations throughout 
the city or locations in the city center. Condominium 
development is not opposed as an alternative to the 
conventional detached house, but residents in all three 
neighbourhoods indicated definite preferences for 
alternative forms of detached housing as opposed to 
multiple. This supports the argument in Chapter 3 that there 
1s still a reluctance to accept multiple housing as a 
practical alternative to the single family house. 

Finally, on the basis of the profile data of those 


participating in the survey, it has to be concluded that 
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occupancy and household characteristics do not influence or 
contribute to the reactions of Single family residents 
towards neighbourhood housing, housing types, facilities or 
any related living environment variables covered in the 
previous sections. One of the primary objectives in this 
section of the questionnaire was to collect data that could 
be cross-tabulated with opinions about present and new 
housing conditions. In fact, definite relationships could 
not be identified. The lack of pattern in the 
cross-tabulations was consistent throughout the sample area. 
The conclusions developed from the analysis of resident 
profile data indicates that it is the "neighbourhood effect" 
that is important in influencing housing and housing-related 
Opinions, not the characteristics of residents. As a result, 
the way in which the neighbourhood living environment is 
viewed as a place to live and the role in affecting opinions 
represents one of the most important findings of the Housing 


Opinion Survey. 
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VII. CHAPTER SEVEN 


SOME IMPLICATIONS FOR DENSITY AS A PLANNING CONCEPT 


A. RECENT DENSITY GUIDELINES IN EDMONTON 

In Chapter 4, where the treatment of density in the 
West Jasper Place plans was reviewed, it was concluded that 
although the need for more intensive use of land in suburban 
neighbourhoods was recognized, the implications of an 
increase in density and the role of density as a planning 
tool in the land use allocation process were not adequately 
demonstrated. It therefore seemed appropriate to conclude 
the thesis with a comparable review of the most recent 
attempts to apply the density concept for planning purposes. 
The critical documents are the Edmonton General Muncipal 
Plan of 1980 and a report entitled "Guidelines for the 
Distribution and Design of Neighbourhood DEnSitye awheeh was 
adopted in 1978 for the evaluation of district and 
neighbourhood outline plans. Essentially, the purpose of the 
review is to determine how Edmonton's planners have refined 
their use of the density concept in the light of the 
changing circumstances of suburban development, and to 
compare the refinements against the results of the housing 


Opinion survey. 
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To begin with, residential density standards are well 
featured in the new general plan, but neither their precise 
role nor their derivation is any clearer than it was in the 
West Jasper Place plans. The recommended standards are 
summarized in Table 31, but the plan fails to explain what 
is meant by low, medium or high density. For example, what 
combinations of housing and environmental conditions are 
embraced by the term "medium density?" Furthermore, there 
are no guidelines for the application of the density concept 
in neighbourhoods with a mixture of housing types, and the 
implications of mean neighbourhood density with respect to 
Service and facility needs are not discussed. It is 
Pheretorerditiicult  tomtell exact lyewhat purpose these 
Standards are intended to serve, other than to provide some 
loose direction to developers and builders. It is also 
uncertain how they will affect suburban neighbourhoods that 
are partially developed, or even (because a different basis 
of meaSurement has been used) if the densities in the 1980 
plan represent an increase over previous recommendations. 
How will these new density standards be implemented, amd 
will they result in an overall density increase in those 
housing zones (e.g. RP1) where vacant land is available? The 
plan, itself, gives only the vaguest guidance, so it must be 
concluded that the approach to density standards as a form 
of planning control has not really advanced since the 
amended West Jasper Place plan of 1972. The standards are 


Still presented as raw numbers without any justification of 
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TABLE 31 


SUBURBAN AREAS: MAXIMUM DENSITY AND BUILDING FORM GUIDELINES FOR 
SUBURBAN RESIDENTIAL AREAS 


ae rr an ee ee ee a ee Pe ee 


Maximum 
Density Maximum 
Units Per net Height In 
Predominant Characteristics Residential Hectare Metres 


a ee ee ee 


Low Density Single Family She) 10 
(38303) (32.8) 
Low Density Multiple Unit 42 10 
(17) (32.3) 
Medium Density 25 14 
(50.6) (45.9) 
High Density "Family" 225 23 
(91) (75.5) 
High Density "High Rise" S25 45 
(2385) (147.6) 


( ) = acre equivalent 


Source: City of Edmonton General Municipal Plan, 1979. 
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their origin, as an end product of some unknown statistical 
Gaiculation. 

Although the 1980 plan states that the density 
Standards presented in Table 31 will act as guidelines for 
development in new suburban areas, the treatment of density 
in the plan is much more than a reliance upon standards. 
Compared to previous plans, the discussion of the 
implications of density applications represents a more 
comprehensive approach towards the density-related issues 
affecting suburban development. The most Significant 
contribution of the General Municipal Plan with respect to 
the density concept is that there are recommendations which 
attempt to deal with the factors behind the density 
tradeoff, and density-related design guidelines are 
presented in an effort to alleviate many of the problems 
associated with mixed housing types and density increases in 
suburban neighbourhoods. 

Although the relationship between the economy of 
housing and living conditions is not identified, the need to 
permit variations in house design to lower costs represents 
One» of the major residential” policies ofethe 1980 plan.vit 
is therefore emphasized that the City will permit increases 
in the density of suburban single family housing, and will 
be more flexible in its approval procedures, to facilitate 
the construction of zero lot line, ‘small lot and two family 
housing developments. To keep pace with changing demands in 


the housing market, the plan recommends the preparation of 5 
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year projection studies that are capable of providing 
information about the "split for housing types," or the 
breakdown between the required amounts of multiple and 
Single family housing. It is also apparent that the 
contribution of land costs is recognized in the plan; by 
increasing the land Supply through annexation, the City 
hopes that it will be possible to lower housing costs. 

The importance of the density-related design guidelines 
is that they not only address current planning issues, but 
also the problems that are anticipated as a result of the 
policies favouring increases in Single family housing 
density. The objectives of the design guidelines are to 
improve the distribution of higher density housing types and 
to ensure that a compatible relationship or integration of 
different housing types is achieved. The guidelines 
therefore stress the design principles of neighbourhood 
layout and housing location and placement, with Specific 
reference to multiple housing. To avoid incompatible 
relationships between housing types, it is suggested that 
the layout of housing should be transitional by density or 
housing type. This would eliminate the negative consequences 
of locating high density, multiple housing next to single 
family development. Although it is recommended that 
neighbourhoods contain some mix of housing types, the plan 
advocates the design of "sub-neighbourhood units," where 
housing types of similar density are concentrated in the 


Same section of the neighbourhood. As with the transition of 
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housing density, this would avoid many physical-design 
problems, such as conflicting access requirements, 
intrusionsponsprivacy, andsso onkePlanners are also 
concerned with the concentration of multiple housing, and to 
minimize the perception of its physical presence and profile 
in the neighbourhood, it is suggested that three design 
guidelines be followed: 

1. Limit the size of multiple housing parcels and 

the length of their street frontage; 

2. Limit multiple housing concentration adjacent to 

the central school/park site and neighbourhood 
entrance ways; 

3. Encourage high density apartments to locate at 

the periphery of neighbourhoods. ' 
Compared to previous plans, attempts to reduce the exposure 
to multiple housing represents a new design approach - one 
that planners presumably expect to permit a density increase 
without adverse perceptions of its environmental 
consequences. 

One of the limitations of the 1980 plan is that a 
rationale for the design guidelines is not presented. It is 
therefore necessary to turn to the "Distribution and Design 
of Neighbourhood Density Report" to find the bases of the 
1980 plan. For example, the design factors presented in 
policy 5.C.4., which deals with the concentration of 
multiple housing and neighbourhood layout, are said to 


PCity of Edmonton, General Municipal Pian, 1980, p.5.13 


* ae ay an ) au’ iif 
snes alld daselonne aa 


ieyant wtabtidn.: 5 ] 


t: 7 
q Sea sonseard Leathe ae notte pets <a 
7 r : 


7 ne 7 
‘ ae 
s 
pigitium toresta<9 
ay ~2 yorata siadty 
nso2nod ontened whiz 
» 
> . Qi e l=n foo | § 
“eager .! ote 
’ 7 | 
A i B i ey an ‘ S 
Fe me Tone ace Kt §eOD gets $067 pee + i ist 
. c c 


isdn teehee n te eterel eq 243) . 


‘ 
i 


voghe’ ort stpebet oF: BO weer enulg aobier sy bonaqano 


u . pias 


+ dseornife Gipetad won @ wl0gse rep: yr te oh sighs uit a2 
- ee Ay 
} oh Fides Maer ‘oa yams gh " vipamiaase or ci 7 sac 
tatnaaegions 275) t¢ snd 2-r0 rest a ae avbs sodsiy 
> ; al j ; ie 
- 7 MISE OOS 
7 ) a ae 
Pam | a a ia 
\ sadn Ghent 062! ots Rapeneis 22 lath ods 2 % 
i oad cme _ 


gl a4 I ba S294 $< Mivce ber oiaH Os: 


12a sinh audio? » tie. 


rr) to epend sds battood’ 

a 

ted ar meee AH 958 io 
4 a J 


atl nAor ofa 


vy 
as. 7 : 
bebiug npiaeb- 243 13 
a en 
o2 


7 a. | 
nw a oo 


! ie 


boa wa cenb : ‘ ad: IUoM *] ute o. \ 
a : a 


to yaks » 209, «nelg ¢ 

i nokde Tr wi > a) 

aie 1% rey bhasae ug uel J a one . 
te bs 082) - 14 ts gholnuwM \s 1 


) ad 


za 


206 


"incorporate the major recommendations of the report 'Design 
and Distribution of Density in New Newghbourhoods 3 

AS Stated in that report, the primary function of the 
density-related design guidelines is to alleviate the 
problems related to the design and distribution of multiple 
housing. Two of the eleven guidelines address 
density-related design factors at the district or outline 
plan scale. The nine neighbourhood guidelines deal with 
three fundamental elements of design: neighbourhood housing 
mix; the placement and locational relationships of different 
housing types; and the physical appearance and features of 
multiple housing. Along whith each guideline, a "rationale" 
1S presented to provide an explanation of the purpose of the 
guideline and the types of development circumstances it is 
intended to address. Additionally, a description of the 
implementation of the guideline is presented so that the 
stage in the planning process can be identified. 

At the district or outline plan level, the design 
guidelines are related to the housing mix and the 
relationship between the range of densities and the 
provision of facilities and services. In district Guideline 
#1, 1t is recommended that a district like West Jasper Place 
Should be heterogeneous, and provide a variety of housing 
alteratives and neighbourhoods. The need to provide a mix of 


Single family and multiple housing is based on the rationale 


*City of Edmonton, General Municipal Plan, Volume 2, 1980, 
Diaco 
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that@re -1semore@soctiallly sdesirableutotnavemaccess to a 
variety of social contacts, since democracy and mutual 
understanding will be promoted. The second district 
guideline is concerned with the importance of establishing 
densities at the neighbourhood level so that the 
distribution of district services and facilities can be 
determined. Because neighbourhood densities may vary in the 
district, planners want to ensure that the DrOxEMuEyaeO 
district facilities is reflected in the location of high 
density neighbourhoods. Furthermore, the distribution of 
Services is also dependent on the amount and type of 
services required. Therefore, it is recommended that a 
profile of the population (age, household size, etc.) be 
determined. 
Although the district guidelines are important in that 
they affect the design of all neighbourhoods, the 
density-related design guidelines at the neighbourhood scale 
have greater implications for the thesis, since they provide 
a direct comparison with the survey findings. Essentially, 
the nine neighbourhood guidelines can be summmarized as 
follows: 
1. Neighbourhoods should be more homogeneous in 
housing *formethan districts #land 
sub-neighbourhoods should be largely 
homogeneous; 

2. Only physically compatible forms of housing 


Should be adjacent to each other; 
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3. The development of more housing (both multiple 
and detached) that has characteristics of the 
conventional single family house should be 
encouraged; 

4. Multiple housing at less than 12 units per acre 
may be distributed throughout the neighbourhood; 

5. A multiple parcel should be ideally limited in 
Size to 3 acres and no larger than 5 acres} 

6. Subsidized housing developments should be as 
Small as feasible - concentration should be 
avoided; 

7. In multiple housing projects, the provision of 
more on-site amenities should be encouraged; 

8. In multiple housing, site planning and design 
should lessen the impression of massiveness and 
high density; 

9. Sub-neighbourhoods with an identifiable 
character should be encouraged in neighbourhood 
design.® 

Of the nine guidelines recommended, three (Guidelines # 
4,5,6) are directed at limiting the concentration of 
multiple housing in the neighbourhood. In order to decrease 
the overall perception of density, planners have concluded 
Chateasscattered distributionsofemultipleshousangewille limit 


the exposure to multiple projects. Therefore, while these 


*City of Edmonton, Guidelines for the Distribution and 
Design of Neighbourhood Density, 1978. 
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guidelines imply that the Proportion of multiple housing in 
the neighbourhood would not change, avoiding highly visible 
Streets and neighbourhood entrance locations would give the 
impression that there is only a limited amount of multiple 
housing. It is suggested that the most appropriate location 
for multiple housing is the neighbourhood periphery. 

As with guidelines # 4, 5 and G; onesofethencbygectives 
of Guidelines # 7 and 8 is to minimize the visual impact of 
multiple housing and the Perceptions ofehi ghedensitiesteThe 
rationale of promoting more on-site amenities for multiple 
housing is that this type of design would reduce the 
competition for public services in the neighbourhood, and by 
encouraging the residents of multiple housing to use project 
facilties, this design would give the neighbourhood a less 
crowded appearance. In the report, it is also reasoned that 
it is often the appearance or the profile of multiple 
housing that gives the impression of high density rather 
than a project's actual size. As a result, the objective of 
Guideline # 8 to "lessen the impression of massiveness and 
high density" could be achieved through designing building 
form, colours and finishing materials in a manner that would 
integrate multiple projects with adjacent development. An 
important principle proposed in the report is that the 
"greater the density of a development, the more important 
are its aesthetics." 

Along with the integration of multiple projects through 


careful design, the implications of neighbourhood layout and 
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its relationship to the integration of housing types are 
addressed in guidelines # 2 and 3. Although housing design 
and landscaping design features may reduce the perception of 
incompatible housing forms, the need to integrate housing 
types in the neighbourhood holds some important planning 
implications. In an incompatible layout where high rise 
multiple is adjacent to single family housing, the planning 
goals may be in conflict. The rationale behind guideline #2 
Moe ehat ettransitional housing" should be used to secure a 
gradual increase in density. As part of Guideline Hace 
chart is presented in the report which identifies the 
housing types that are considered to be compatible with each 
other (Figure 9); this chart is also included in the 1980 
plan as part of the density policies. Similarly, guideline # 
3 proposes to limit the development of housing which falls 
at the extremes of the density range - large lot single 
family and higher density multiple housing. The advantages 
of encouraging the development of zero lot line, street 
townhouses and other types of housing which fall in the 
middle of the density range is that it is easier to achieve 
a compatible neighbourhood layout. The logic of Guideline # 
3 is also supported by the fact that the development of 
housing similar in character to conventional single family 
will meet the housing market demand for lower cost housing. 
Furthermore, it is argued that limiting the development of 
high density will reduce perceptions of a dense or crowded 


neighbourhood environment. 
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FIGURE 9 
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Guidelines # 1 and 9 are also closely tied to the 
concept of integrating different housing types into the 
neighbourhood environment, for they recommend that housing 
should be more homogeneous in form than at the district 
level, and that different housing densities in the 
neighbourhood should be designed as formal 
sub-neighbourhoods. The reasons for encouraging homogeneity 
at the neighbourhood level is related to the social 
implications of a population sharing similar values, income 
and background. The report suggests that homogeneous 
neighbourhoods create less social stress from a diversity of 
lifestyles and household composition, and the likelihood of 
creating a sense of community and identity is much greater. 
Furthermore, it is concluded that a neighbourhood composed 
of similar housing types maintains stable real estate values 
- a factor that is known to be important to homeowners. 
Guideline # 9 takes the merits of homogeneous neighbourhoods 
one step further by recommending that if a mix of densities 
is planned, they should be segregated into 
sub-neighbourhoods where the housing types are similar. In a 
sub-neighbourhood scheme, compatible housing types are 
Segregated from higher or lower densities by open space, 
major roadways or other land uses. This maintains the 
desirable characteristics of homogeneity while integrating a 
mixture of different housing types into the neighbourhood. 

Attached to Guideline # 9 is a model neighbourhood 


layout which results from the application of many of the 
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density guidelines, Particularly the formal 
Sub-neighbourhood layout (Figure 10). As the figure shows, 
the different levels of densities are designed to form a 
gradation, with only compatible housing types located 
immediately adjacent to each other. The highwuratfic 
commercial and 25 units per acre sections are situated as 
far away from the low density housing (7 units/acre) as 
possible. The low density housing also represents the 
greatest proportion of land use in the neighbourhood. 

If all the density guidelines are taken into account, 
the result is a profile of neighbourhood design different 
from anything that has been recommended in the past. There 
is more of an awareness of the different elements of 
density, and their contribution to neighbourhood design, 
rather than merely using density as a numerical 
representation of some desirable standard. Unlike the 1972 
Amendments, one of the important principles that is 
addressed in the density report is the physical relationship 
between different levels of housing density. Such variables 
as neighbourhood placement and the proximity of different 
housing types have not been considered in previous plans. 
Therefore, it can be concluded that the density design 
guidelines are a logical outgrowth of experiences with the 
density concept and the planning issues in suburban 


development. 
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FIGURE 10 


RECOMMENDED NEIGHBOURHOOD LAYOUT 


12 units /acre 25 units /acre 


commercial 
7 units/acre 


15 units 7acre 


10 units /acre 


Source: Planning Department, City of Edmonton 
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B. A COMPARISON WITH THE SURVEY FINDINGS 

To test the feasibility of the nine neighbourhood 
density-related design guidelines in the Density 
Distribution and Design Report, they were compared to the 
findings of the Housing Opinion Survey. The design and 
development of relatively homogeneous neighbourhoods has 
more implications for the planning issues and problems 
identified in the Housing Opinion Survey than any other 
guideline presented in the report. Although Guideline #7 1 
does not recommend absolutely homogeneous environments of 
Singles family or multiple housing, it does suggest that 
neighbourhoods should not contain a full range of housing 
types, from large lot single family to high-rise apartments. 
One of the response patterns evident in the Survey is that 
the likelihood of a negative reaction towards neighbourhood 
housing increases relative to the amount of multiple housing 
found in the neighbourhood. The significance of homogeneity 
aS a design guideline is that by limiting the range of 
housing types, it is apparent that the amount of multiple 
housing would be reduced at least to the level where it 
would not be the dominant housing type in the neighbourhood. 
AS part of this guideline, planners were concerned with the 
incompatibility of different housing types and recommended 
that "too broad a range of housing should normally be 
avoided at the neighbourhood scale." Therefore it can be 
concluded that high density multiple housing development 


would be limited because it is the most difficult housing 
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type to integrate into the neighbourhood. By reducing the 
range of housing types, it is apparent that situations like 
Callingwood, where the majority of homeowners have strong 
negative reactions towards neighbourhood housing, would be 
avoided. The limited range of housing types may also explain 
the favourable housing reactions in Westridge. As a result, 
the implementation of guideline # 1 represents an important 
step towards alleviating many of the concerns of single 
family homeowners. 

In Guideline #9, the need for formal 
"sub-neighbourhoods" of relatively homogeneous housing 
density and character is also referred to as an extension of 
Guideline # 1. Even more than at the neighbourhood level, 
homogeneity is crucial at this scale, since it results ina 
concentration of housing types. As will be shown, however, 
this contradicts other design guidelines. 

Guideline #2 is supported by the survey finding that it 
is desirable to separate different housing types with open 
Space. This guideline also recommends that only physically 
compatible forms of housing be situated adjacent to each 
other. The experience of Aldergrove and Callingwood, two 
neighbourhoods that exhibit imcompatible mixes of housing, 
underlines the force of this principle. 

In contrast to the implications for density and design 
at the neighbourhood level, Guidelines 7 and 8 deal with the 
Site planning and design of multiple housing. Although the 


provision of on-site amenities, such as recreation 
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facilities, and the careful use of building design to reduce 
the impression of an increase in neighbourhood density are 
regarded as contributions to neighbourhood quality, response 
patterns indicated that the design features of different 
housing types do not affect housing reactions. Therefore, in 
the case of Aldergrove and Callingwood, Guidelines 7 and 8 
would not change the way homeowners regard their 
neighbourhood as a place to live. 

The remaining design guidelines address the 
neighbourhood placement and concentration of multiple 
housing. The origin of these guidelines is unknown, but they 
are not consistent with the opinions identified in the 
Survey. Essentially, the guidelines recommend that multiple 
housing should not be concentrated in the neighbourhood 
(part of Guideline #3), that it should be distributed in 
small clusters, and that locations near neighbourhood 
entrances should be avoided (Guideline #4). Additionally, it 
is specified that the development of housing containing many 
of the desirable characteristics of conventional single 
family houses should be encouraged (Guideline #3). This 
would include small lot single family, and multiple forms 
such as semi-detached units and street townhousing. Finally, 
the guidelines incorporate a variety of related notions, 
Such as the desirability of placing single family housing 
adjacent to the central school/park site, reducing the 
number of "project-like" developments, and increasing the 


number of neighbourhood entrances (Guideline #4). What these 


iy. amt = i , My . : he, rf | 
My Oaks 1 ee ne td i 
wae? ome Tha 7 a ee oe 4 
| sR. 
ete pi iatek, bo aa a a Re | - 
avaeges> yf? heup: Bele co 4 bee’ — 
dais} ib te mp tu sant ned a yee 
ra : 
ns ( g2etexsa? sna ans ote santa 3 
8 bax * eent Labi .poowpallgee ae | _ 
theds Ste902 sn onvignest tan Ada = tor be " 


< 


.7 


~ tebe soutqhe ee! ’ uayode pion” 2 
ots Baeshoe tant iposue rein tase tli in we 


siqtitum Taye sav tagsnoe Sea icgempomte | sorte | _ 

2 te avonana €t @eo: labiog. saetiz ee aigizo oat) 6 

ets ol Sebiisaphp ancicigs, ads ataie sndtadenss 3 J 

sini sium sed brgating se kant Taliban sas Akal neem 

bood vedio len AY, «1: he stapes res od pon Suede | 

a} bepuriiiagthved boheme Ablpods) 96h) sdilabhaoite dx | mn 

tobi seoddetva. vest aaeiaqsol sede bre yersseul> | ae 

bt (ytfanotowsbh a (iy bale), -bytiovs, od bloomer 

Kian. pate sO paiaged to fiemgetove) ete dans Ges 

of geie Lanodaaevann> Lo MBSPEP GSI": waa aldara: 

eid 4 CE ated i179) Beggaugons sd niuedecaeapal | 

emot elqintum Bra: phim aipinie tol diame) ¢ 

yisend? ,galavedawetgaawde Go6 #2 inw vaccusetran, in 

eno igor hesaits lo vielsey < ssetaqragnt esqdtel 

. pridvuod Yilme® sieaiangakaeta 29 vl nate 
Sates \ at is ds qnizube>, iota: #uni\dvodsa forineo ead 


3 


218 


guidelines fail to take into account, however, is the way in 
which multiple housing is integrated into the neighbourhood 
housing mix, or the relationship between the amount of 
multiple housing and the amount of Single family housing. 
From the Aldergrove and Callingwoood responses, it was 
evident that once a critical amount of multiple housing was 
present in the neighbourhood, residents would react 
negatively to the housing environment, regardless of the 
degree to which the threshold was exceeded. It remains open 
to question whether the new design principles would cause 
this perceptional threshold to be raised, or whether a 
greater dependence on "compatible" forms of higher density 
housing will really be viewed more positively by the single 
family homeowners. The survey results suggest not. 
Furthermore, there is no guarantee that changing the 
neighbourhood locations of multiple housing will change the 
Opinions of the homeowners about their neighbourhood as a 
place to live. As indicated in Chapter 6, the mean 
neighbourhood density is a major factor affecting housing 
Opinions; its role is not addressed in these guidelines. 

These reservations aside, the significance of the 
density-related design guidelines for Edmonton planners is 
that they represent a refinement of the application of the 
density concept and an attempt to address current 
density-related issues in suburban development. The fact 
that some of these guidelines do not coincide with the 


opinions expressed in the housing survey does not lead to 
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the conclusion that they will not be valuable in the 
improvement of neighbourhood quality in the future. Rather, 
further refinement of the guidelines is needed, and this can 
only be achieved by aquiring more information about the 
interdependence of density and design in suburban 


neighbourhood development. 


C. CONCLUSIONS 

The treatment of density in the General Municipal Plan 
and the Distribution and Design Report have two implications 
for the density concept and its value in contemporary 
planning theory: that the purpose and application of density 
Standards is still not clearly understood, and that present 
density issues in suburban development may be more 
effectively dealt with through density-related design 
concepts that will contribute to neighbourhood quality. 

The review of the planning literature and the plans 
affecting West Jasper Place has shown that, while the 
factors affecting density standards and the priorities of 
Suburban development have changed dramatically, "density" 
has meant little more than an attempt to give numerical 
expression to some desired standard of living conditions. As 
a planning concept, the most serious shortcoming of density 
measures is that they attempt to summarize too many elements 
of the residential environment, all of which must be 
accounted for at some time during the planning process. The 


amended West Jasper Place Plan of 1972 and the General 
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Municipal Plan of 1980 both exemplify this problem: absolute 
Standards were presented without any explanation or 
justification. On their own however, density standards do 
not have the ability to tell planners about the 
interrelationships among environmental and design variables 
that contribute to neighbourhood quality. These 
interrelationships are complex, and it must be concluded 
that it is unrealistic to try to express them as a 
calculated mean or standard. 

The Edmonton case study has also demonstrated that the 
ambiguity of synoptic density measures is paralleled by 
uncertainty about their role or purpose in modern planning. 
As long as there was a comparatively clear-cut problem to be 
dealt with (such as the relationship between the 
overcrowding of houses and bad health), density controls 
could be imposed in a straightfoward fashion. And as long as 
residential areas were designed for a homogeneous population 
of single family homeowners (as in the early applications of 
the neighbourhood unit concept) a mean density of 
development could be reasonably forecast and used, in its 
turn, aS a basis for allocating community services and 
facilties. In heterogeneous areas, however, where housing 
types are mixed in endlessly different combinations, and 
service needs are equally varied amongst the different 
population groups, a mean.density statistic has no practical 
force. At best, it stands as a crude indicator of a desired 


level of environmental quality, most commonly taking the 
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form of a maximum standard or "ceilings. Buteghowlare such 
Standards to be enforced? By themselves they do not serve as 
obvious development rules of tthe fol dmtashionedeki ndveA 
Standard of one person per room as a measure of 
overcrowding, for example, could clearly be turned into an 
enforceable regulation, as could a standard of six houses 
per net residential acre in a homogeneous subdivision. But 
in the higher density suburbs that changing economic 
circumstances have forced on cities like Edmonton, a 
Standard density could be arrived at through many different 
combinations and spatial arrrangements of community 
elements. The success or failure of the community design 
rests in the skill with which the elements are manipulated, 
and it is through this demanding design process that 
environmental quality is controlled. 

This leads to the conclusion that there does not seem 
to be any practical reason why planners should continue to 
treat density in the conventional way. In the Edmonton case, 
the Density Distribution and Design Report shows that the 
control of design variables provides planners with a better 
understanding of the role of density in suburban development 
Goday. Sihesstrengthiyot design tprincwples: iieethat eee yecan 
more easily address the complex relationships of those 
variables which contribute to neighbourhood quality. As the 
Survey findings indicated, the "neighbourhood effect," or 
the way in which residents regard their neighbourhood as a 


place to live, is greatly influenced by the way in which 
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design variables are treated by planners to create a total 
residential environment. One of the most important issues in 
suburban development is the problem of increaSing densities 
in a manner that is acceptable to Single family homeowners. 
AS opposed to fixed standards, density-related design 
guidelines offer a flexible approach to this problem, by 
Specifically addressing the relationship of suchmtactors: as 
housing design, layout, mix of housing types and location - 
factors that cannot be adequately expressed in a single 
Synoptic standard. The ability to account for more of the 
variables that contribute to neighbourhood quality is what 
makes this approach more valuable than conventional 
applications of the density concept. 

The implication of density-related design guidelines 
for planning theory is that they reflect a need that has not 
been previously encountered in the application of the 
density concept. The forces affecting suburban development 
today are quite different from those that prevailed earlier 
in the history of the planning movement, and while the 
concern for environmental quality has not really changed, 
the design variables which are crucial to this goal have. 
While density standards have not changed from a way of 
expressing some desirable minimum standard for future 
development, this application of density is simply not 
capable of dealing with any contemporary planning problems 
Or issues. And although their recent development makes it 


difficult to determine, the emergence of density-related 
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design guidelines may represent a change in the application 
of the density concept that reflects the adoption of a 
comprehensive approach towards suburban neighbourhood 


planning and design. 
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- THE WEST JASPER PLACE HOUSING OPINION SURVEY 
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DEPARTMENT OF GEOGRAPHY 
TELEPHONE (403) 432-3274 - 


THE UNIVERSITY OF ALBERTA 
EDMONTON, CANADA T6G 2H4 


April 198) 


Dear Aldergrove Resident: 


| need your help! 


| am a graduate student at the University who is conducting a survey on 
issues related to housing in the Aldergrove Area. The issues addressed in 
this survey greatly affect all Aldergrove residents, and they will continue to 
influence our lives in the future. To date, government surveys and private 
studies have provided little, if any, information about residents’ opinions 
on housing-related issues. As part of my Master's thesis, my goal is to 
identify how residents feel about local housing and the quality of the Alder- 
grove area. 


While I am interested in many of your housing opinions, | would prefer 
that you remain strictly anonymous. All of the opinions that you give in the 
questionnaire will remain completely confidential: only statistical results 
will appear in my thesis. | should also emphasize that this survey is an 
academic study that is not sponsored by any government agencies or private 
businesses. 


The attached questionnaire is not a very long or difficult one to complete. 
!t should take only about 20-25 minutes of your time to answer all of the 
questions. 


In closing, may | stress to you the importance of this study. Since the 
distribution of the questionnaire is limited in number, your personal opinions 


will be representative of all residents in Aldergrove. By obtaining your 
personal opinions, it will be possible to assess the quality of the Aldergrove 
area. 


Thank you again for your help. Your time and interest is greatly appreciated. 


Sincerely, 


Mark A. Sorenson, 
Graduate Student. 
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Aldergrove Housing Opinion Survey 

SS ee CUO OV ea 
GENERAL INSTRUCTIONS: Either a pen or pencil can be used to complete this 
questionnaltre. Most of the questions may be answered by simply placing a 
check ¥ in the appropriate box Cc] ; other questions ask for written answers. 


Unless specified, please give only one answer for each of the multiple choice 
questions. Please give your personal opinions for each of the questions asked. 


a ee rr ee ee ee eee eee 


The map below shows the Aldergrove area and its location in West Jasper Place. 
Aldergrove is the area that you live in. 


For this questionnaire, please consider housing only in the Aldergrove area. 


WEST JASPER PLACE 


Aldergrove 


City Boundary 
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Call ingwood Housing Opinion Survey 


GENERAL INSTRUCTIONS: Either a pen or pencil can be used to complete this 
questionnaire. Most of the questions may be answered by simply placing a 
check v¥ in the appropriate box ; Other questions ask for written answers. 
Unless specified, please give only one answer for each of the multiple choice 
questions. Please give your personal opinions for each of the questions asked. 


Scr ee eee 
The map below shows the Callingwood area and its location in West Jasper Place. 


Callingwood is the area that you live in. 


For this questionnaire, please consider housing only in the Callingwood area. 


WEST JASPER PLACE 


Call ingwood 


City Boundary 


Callingwood Road 
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Westridge Housing Opinion Survey 


GENERAL INSTRUCTIONS: Either a pen or pencil can be used to complete this 
questionnaire. Most of the questions may be answered by simply placing a 
check ¥ in the appropriate box far other questions ask for written answers. 
Unless specified, please give only one answer for each of the multiple choice 


questions. Please give your persona] opinions for each of the questions asked. 


eee 


The map below shows the Westridge area and its location in West Jasper Place. 


Westridge is the area that you live in. 


For this questionnaire, please consider housing only in the Westridge area. 


WEST JASPER PLACE 


Westridge 


Ravine 


City Boundary 


Ravine 


North Saskatchewan 
River 
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How would you describe the type of housing found in Aldergrove? 
(Please check Y¥ only one answer.) 


primarity,detached houses ..c.;ca,ce spice cack. tote eee | Fel 


primarily multiple housing, including rental apartments and 


CONCOMBAALUIS a ecs54 chera teva. dave ete ogc otis ke mee Oe ee a | | 


a mixture of detached houses and multiple housing, with the 
multiple housing scattered throughout Aldergrove .........ssseeeeee [| 


a mixture of detached houses and multiple housing, with the 
multiple housing concentrated in certain areas of Aldergrove ...... | 


other - please specify 


Whatever your answer to question #1, do you like or dislike the type of 
housing found in Aldergrove? 
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Now | would like to ask you about the provision of different services and 
facilities in West Jasper Place, In the list of services and 
facilities presented below, please indicate if you consider the service 
or facility to be inadequate, appropriate, or exceeding the present needs 
of residents who live in Aldergrove. Please check ¥ only one answer for 
each service or facility. ak 


Present Needs 


Type of Service or Facility INADEQUATE ADEQUATE EXCEEDING 


open space for family use (parks and other 
green areas) 


transportation (roads and streets) 


iI 


bus transit 


commercial facilities (shops, stores, etc.). | 


elementary schools 


junior high schools 


senior high schools 
daycare facilities-babysitting 


police and fire protection 


religious facilities - churches etc 


community recreation centres 
public library facilities 
tennis and basketball courts 


recreation programs for adults (education 
and leisure classes, etc.) 


recreation and facilities specifically 
for teens (drop-in centres, etc.) 


private sports clubs (raquetball, squash, 
curling, etc.) 


street safety features, such as lights, 
crosswalks, etc 


swimming pools, skating rinks and other 
public sports facilities 
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Consider the distance between your present address and different types 
of housing found in Aldergrove, such as apartments, condominiums and 
other types of multiple housing. What is the closest distance between 
your present address and these other types of housing? 
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1f you answered NO to question #6, skip questions 7-11. Please go to 


question #12 on page 7. 


How would you describe the type of housing proposed or under construction? 
Please check Y more than one answer if it is appropriate. 


detached houses with lots that are the same size as other 
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condominiums (includes self-owned apartments, row houses 
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At what distance from your present address is the new housing under 
construction or proposed? (If there is more than one housing project 
in Aldergrove, please check Y the distance that is closest to you.) 


Based upon what you have seen and heard about the new housing proposed 
or under construction in Aldergrove, what is your reaction to this new 
housing development? 


| strongly like the development of this new housing...........----- a 
| like the development of this housing.........eeeseessesseercveees eal 
| am indifferent towards the development of this housing........... [| 
| dislike the development of this mew housing.....--.eeeseeeeeeeees ca 
1 strongly dislike the development of this housing...... Apia a0 OS |_| 


Please explain your answer for question #9. 
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The following list is identical to the list presented in question #4. 


Considering the new housing under construction or proposed, and the 
total amount of housing that will exist in Aldergrove after these 
projects are completed, please indicate if the service or facility 
will be inadequate, adequate or exceeding the needs of residents who 
live in Aldergrove. Please check ¥Y only one answer for each service 
or facility. + aC 


Future Needs 


Type of Service or Facility INADEQUATE ADEQUATE 


open space for family use (parks and other 
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The following list represents various design features that are sometimes used 
in planning and designing residential areas. Along with the arrangement of 
different types of housing and the availability of services and facilities, various 
design features greatly affect the quality of a residential area. 


PART 1 - Beside each design feature listed below, please indicate./ whether 
the feature exists in Aldergrove. 


PART 2 - In your opinion, would each of the design features add to the quality 
of the Aldergrove area, take away from the quality, or make no difference? 


DESIGN FEATURE Part 1-Exists Part 2-Area Qualit 
Yes No Don't Add Take No 
Know Away Differ 
check J/ one check / one 
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To meet the demand for future housing, Edmonton City planners will be 
pressured to allow the further development of multiple housing, such as 
rental apartments and condominiums. This. means that planners will have 
to determine a suitable location for this type of housing. 


In your opinion, which residential areas in Edmonton are the most 
appropriate for locating more multiple housing development? 


(Please check ¥ only one answer.) 


newer suburban areas (e.g. Castle Downs, West 
Jasper Place, Millwoods and Clareview) 
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scattered throughout the city in concentrations 
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older areas near the city center (e.g. Norwood 
and Boyle Street).... 
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areas between the older city center areas and the 
newer suburbs (e.g. Glenora, Westmount, Bonnie Doon).............. 
there should not be more multiple housing development 
Wal Fehrmeeinganoaaa cd noonetorms 
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other - please specify 


In recent years, land and housing costs have increased to the point where 
many families cannot afford to purchase a house. These high land and 
housing costs have pressured planners and developers to come up with 
alternative types of housing that are affordable and appropriate for 
family needs. 


In your opinion, what type of housing is the best alternative to the 
conventional house that can be offered at an affordable price? 


(Please check Y only one answer.) 


walk-up or high rise rental apartmMents...... se essere cere ere reereeee 


condominiums (includes self-owned apartments, 
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smaller detached houses on smaller lots (e.g. 
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"zero lot line'' detached houses (the house is placed to 
an extreme side of the lot, thereby eliminating a side 


yard-overall result is a smaller lot, but the house size 
varies at the discretion of the developer....... MACE avalstoTe Rie ATOMS OG 


other - please specify 
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Now | would like to ask you some questions about your present housing. 


How long have you lived at your present address? 


YEARS 


Do you rent or own your present housing? 


What are the approximate dimensions of your lot? 


ft. (width) by Ft. (depth) 


—_—_——.._____. 


don't know 


What is the approximate size of your house in Square feet? 
(Please include finished basements.) 


square feet 


don't know 


What were your main reasons for choosing your present address as a 
place to live? 
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Would you say that living at your present address has worked out about 
as you expected, or better than you expected, or not as well? 


better than expected 


better in some ways, not in others..... 
about as expected 


not as wel! as expected 


Please explain your answer for question #20. 


Do you intend to remain at your present address indefinitely? 


023% Please explain your answer for question #22. 
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Q24. 


Q25. 


Q26. 


Se 


Now | would like to ask you some questions about the members of your 
household. 


Including yourself, how many persons altogether live at your present 
address, related to you or not? 


total persons 


Now that you have identified the total number of persons living at your 
present address, please indicate how many persons fall into each of 
the age groups listed below. 
persons between ages 0 and 4 
persons - ages 5 to 9 
persons - ages 10 to 14 
persons: = ages 15 to 19) 
persons - ages 20 to 24 
persons - ages 25 to 34 
persons - ages 35 to 44 


persons - ages 45 to 54 


persons - ages 55 to 64 
persons - ages 65 to 69 
persons - ages 70 and over 


Do you have any additional comments to make about the housing in 
Aldergrove? 
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Thank you very much for completing this questionnaire. 
Let me assure you that the results are anonymous and confidential. 


It would be greatly appreciated if you could call 434-6862 when you 
have completed the questionnaire. An answering machine wiil take your 
message between 8:00 a.m. and 11:00 p.m. 


Please leave your address and a time that you will be home so that | 
can pick up the questionnaire. 
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THE UNIVERSITY OF ALBERTA 
EOMONTON. CANADA T6G 2H4 


OEPARTMENT OF GEOGRAPHY 
TELEPHONE (403) 432-3274 


HOUSING OPINION SURVEY 


Dear Resident: 


Sorry that | missed you! 


| dropped by today to see if you have completed the 
questionnaire for the Housing Opinion Survey. 


It would be greatly appreciated if you could call 434-6862 
as soon as you have completed your questionnaire. An answering 
machine will take your message between 8:00 a.m. and 11:00 p.m. 
Please leave your address and a time that you will be home so 
that | can pick up your questionnaire. 


Thank you for your interest and cooperation. I am 
trying to get all of the questionnaires returned as soon 
as possible in order to determine the results of the survey. 


| look forward to hearing from you. 


Sincerely, 


Mark A. Sorenson, 
Graduate Student. 
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APPENDIX 2 - RESPONSES TO THE SURVEY QUESTIONS 


The tables in this appendix show the actual frequencies 
of response for each question in the survey. Their headings 
give the exact wording of each question, and they are 
presented in the order in which the questions were set in 


the survey. 


we fomsutes2, i038 edt Mo re 
sonibaed 16d? sovasie odd : 
ozs yadd) bone nobies i) sa 7 

ct tha s2a0 2noldeeup ots pers ‘ai oe 


seals j 


o Bel 


205 


T vIT Ov 8T G9 eory Apnqas T[eIOL 

0 € tf 0 EX v 

0 9 0 0 ST £ 

0 6 0 0 tT c 

0 fe 0 0 pau T 9Uu0Z 

0 SZ Zz 0 €9 (TeI0L) ehptaqzsem 

T ce is €T 0 (TBIOL) poombutTTeRD 

0 (KE L 0 0 v 

0 rol S c us c 

0 eT S (é an c 

0 ice OT i 0° [T auo0Zz 

0 LS LZ G Zz TeIOL eAorbAaptyv 
pooysrnoqybTt an 

asuodsaiz eTdtyztnu eTdtyzTnw eTdtyzrTow payoerejep 
ou pe qerzqUuadu0D peire4 jes 


Butsnoyg jo eddy 


éuGOOHHNOPHOIEN, YNOA NI GNNOA ONISNOH AO AdAL AHL AAIYOSAG NOA GINOM MOH 


T NOILSand 


at 
; 7 
F 


salen ie a te a I 
| val 2 bal iP: ae 
ry yh eae 

¢ mah Mh i a 


254 


Z SZ €9 ce 8S 8S eaiy Apnys TeIOL 
0 0 T T 9 tT 7 
0 0 0 0 L vT € 
0 0 Zz 0 OT TT Zz 
0 0 ii T L ST [T 3u0Z 
0 0 v Zz O€ vS TeIOL) ehHptszzsem 
iT 6 v2 vT 8 i (TBIOL) poombutT Ted 
0 v 8 v gra Zz v 
iL S 6 Z Zz ‘a € 
0 v 9 S S 0 Z 
0 € ZI S Zz 0 [ auo0z 
1 9T SE 9T 0z € (TB3IOL) sAcabsaeptTw 
pooyinoqubten 
esuodsei exTTSTp exTISTp qUSISFFTIPuUT axTT OATT 
ou AjTbuoiw4s AjT6buozyAs 


u€GOOHYNOGHSIAN YNOAy, NI GNNOA DONISNHOH 
JO GdAL AHL AXITSIA YO ANIT NOA OG ‘T# NOILSANS OL UIMSNVY UNOA UAAALVHM 


@ NOILSENG 


7 


f 
i 
z 


Ree 


fy u 


kw & he 


wb te bs 8 


Zz 


255 


ie) BONN 
N oo oo © 


Oo MON 
NOAA N 


asuodsail pepMo1ro 
ou -I3AO 


ST 
*ybtou 


*yubtou 
jo 
HbutTuueTd 
SATT 


(ayy 6é tT €C SG 
T s T v i 
0 v 0 A 0 
it cE 0 c 0 
1g 9 0 £ 0 
€ co T OT T 
£ S 6 - iT 
1 A c S 0 
v 0 0 T if 
(3 0 0 c c 
€ 0 rs v 0 
LXE c v CL 3 


€S eory Apnqs [eIOL 
7 
€ 
Z 


[T 3u0Z 
(TeIOL) ehptazzsem 


~ ONWM © 


6T (TeR30L) poombut{TT Teo 


7 
€ 
z 
[T auo0z 

LZ (TR30L) eAorbsz2eptw 


pooysnoqybT en 


Butsnoy butsnoy Ajtsuep “*bexzabes butsnoy butsnoy 


‘yfteu = =-ybteu jo ybty eq aTdrytnu eTdr3yqzou 

jo jo 003 prtnoys TequseI yonw 

ubtseap ubtsep *yubteu sed&4jy + sesoddo 00} 
SATTSIP SxTT butsnoy 


7# NOILSHNO OL YSMSNW UNOA NIVIdXA ASWAId 


€ NOILSANS 


hs ce 


rine 


: ‘ 


powerod. ear 
angcgbhze morerbys £2 
taueey 


poorut 
ancy 


256 


6 il PLT 8 S c c8T 67 9 EL TST 69 eaazy Apnys TeIOL 

iL 0 ys OT aE 0 {ee 0 T T ST (é v 

0 i (LL £ iE 0 8T c ik uC 6T 0 € 

T v Pals T 0 0 ine c 0 0 (Ee T c 

0 c OT 9 0 0 (re v 0 S 8T a T 3Uuo0Z 

c L T9 07 c 0 08 8 G L ijt. v (TB30L) ebpraqsem 

rd € VP 8 i i 6£ oT 1 S OV TI (TB30L) poombutT Ted 

(é 0 0c E ul 0 (KE, 9 T 0 AL oT v 

ti T ST o iT T Gl 9 0 0 8 CAL € 

T a ST € 0 0 ET ft T 0 v ST (b 

ie 0 6T c 0 0 ST 9 iE 0 OT er: [T au0z 

S é 69 ST té 1 £9 GZ € 0 PE tS (T220L) eaorbsapty 
pooyrnoqybt en 

*dsei *poxo “bape *peut *dsez *poxe “bape ‘peut *dsei *poxs *bape ‘peut 
ou ou ou 
3tsuezq snq uoT 3&3 IOdsue IA aoeds uado 


ARTTIOeA jo adAy 


u’GOOHYNOPHSIAN YNOAw NI GAIT OHM SLINAGISHY AO SGYAN LNASAYd AHL ONIGHYOXa 
YO ALYNOFGY ‘ALWVNOAGWNI AG OL ALITIOVA YO ADIAUAS AHL UAGISNOD NOA AI ALWOIGNI Aswad 


’ NOILLSANS 


25 


LT cL 8L col (at c S9T 6S S oT 68T 82 every Apn3s TeIOL 

c 0 VT 9 c 0 ct 8 ik cc LA C v 

0 a (ai 8 0 ji Ba iL i is 9ST € € 

c 0 Le 8 c 0 €T 8 0 c ST 9 c 

0 0 vT OT 0 0 as OT T T 9T 9 T 9Uuo0Z 

Y ie €S ce v af cS ce 3 9 v9 CL (T230L) ebpt3zqsemM 

€ 0 OT vt v i 9F 9 T v vv 8 (TPIOL) poombutT Ted 

9 0 S 02 v 0 ST OT T 0 87 0 v 

3 0 v ST 0 0 oT v 0 c LT iE E 

c 0 p tT 0 0 8T (s 0 iL 8T T 6 

if 0 v LT 0 0 8T v 0 € 8T ji T 9Uu0Z 

OT 0 ST 99 7 0 L9 0z T 9 T8 € (TRE3OL) SAoIbIapty 
pooyirnoqubten 

*dsez ‘poxo ‘bape ‘peut *dsaz ‘*poxe ‘bape ‘peut *dsez ‘*‘poxe “bape ‘peut 
ou ou ou 


sjTooyos ybty zotunl 


sTooyos Azequsuate 


ARTTTOeET jo adAz 


TeTosewm05 


u GOOHYNOSHSIGN YNHOAn NI GAIT OHM SLNAGISHY JO SGHEN LNASGYd AHL ONIGHIOXA uo 
ALWNOdGY ‘ALWNOAGWNI Ad OL ALITWLOVA YO ADIAYTS AHL UAGISNOD NOA AI ALWOIGNI aASWSId 


by NOILSANG 


ea De f , 
vol ih 
iy ‘ee | a ay Mi & 
A ad 
Ua 


258 


6 c 8ST ev 
0 0 9T 9 
0 0 8T £ 
0 0 02 3 
io 0 6T v 
iT 0 €L 9T 
v {e cv OT 
c 0 02 L 
He 0 tT S 
T T ST € 
0 0 02 c 
v T 69 Et 


*dsezi ‘*poxs ‘bape ‘peut 
ou 


uoT}9930Id BAITZ -— VOTTOd 


*dsoz 
ou 


0 EL c8 
0 OT 9 
0 S OT 
0 C EL 
0 PT v 
0 che Lc 
0 £T €¢ 
0 g OT 
0 s 6 
0 L ie 
0 OT 9 
0 8C ce 


*poxo ‘bape *peut: 


butAqatsAqeq -— aizeddAep 


ARTTIOeA jo adAy, 


mW Om oO N 


(98) 


wn 


DAN 4 


*dsai 
Ou 


i v8 9ET 
0 €T iaek 
0 C1 6 
T i 8 
0 cn oL 
T 8h 9€ 
0 ct ch 
0 6 ST 
0 S vT 
0 € ST 
0 L tT 
0 ve 8S 


*poxo ‘bape ‘peut 


sjTooyos ybty rzotues 


eoay Apnys Te}OL 
P 
£ 
6 
[T 2u0Z 
(TeI0L) ebptaqsem 
({TeWIOL) poombutT Teo 
v 
£ 
c 
—[ 3uo0Zz 


(TeIOL) eAcIHAepTwW 


pooyrnoqyubTt en 


u°GOOHYNOPGHOIEUN YNOAy NI GAIT OHM SLNYCISGY JO SAGAN LNASHYd AHL ONIGHXOXA YO 
GLVNOTAY “ALVNOAGWNI YA OL ALITIOVA YO ADIANAS AHL YAAGISNOO NOA AI ALWVOIGNI aswaid 


fv NOILSANO 


Di 
re 


H penee & 


(Mays) 


9 (i S6 9ET 1hik OT €vT L 9T (6 ScT G6 eaay Apnjas [eIOL 

0 it OT TI 0 P ST € T 0 ree 6 v 

0 0 cr 6 0 13 02 0 0 0 PT L € 

ii 0 ST L T c 6T T v 0 cL L c 

0 0 oT 8 0 rc ic G i 0 aa OT T 29U0Z 

T 4 €S Se rc 8 Sc 9 9 0 TS ce (TROL) ebpt3zzsem 

1 0 9T Ov c 0 OT Sv v L O€ ce (TROL) poombutT Ted 

T 0 9 (HE € c 02 v v 0 Et réyt v 

cE 0 6 OT a3 0 €T 9 T 0 cr 8 3 

T 0 S va 3 0 OT L t T 6 6 c 

ii 0 9 ST it 0 ST 9 0 0 cL ek T 38uUuo0Z 

v 0 9Z T9 8 Z 8S ec 9 T A OF (T23OL) sAoIbIepTy 
pooysrnoqyubhten 

*ds®az1 *poxe *bepe “peut *dsez1 ‘poxs ‘bape ‘peut *dsei ‘poxe ‘bape ‘peut 
ou ou ou 
SSOTILCAQTT OTTqQnd S91,UeD UOTRIeSaIDAI SOTATTTOey snorbHbtTpe1 


Aat[Toreda jo sdéAz 


u° GOOHUNOGHOIAN UNOAy NI GAIT OHM SLNAGISHY JO SAHUN LNASHYd AHL ONIGHYOXA Yo 
GLWNOGGWY ‘ALVNOAGYNI FA OL ALITIOVA YO AOIAMAS AHL UAGISNOD NOA AI ALVOIGNI 3SVvaId 


by NOILSANG 


[ 


oa 


260 


LE 0 GS OFT at c S7T PL 1st 9 €8 8ET eazy Apnys TeRIOL 
c 0 6 1A 0 CG 9T i iL G TL S v 
9 0 9 6 0 0 BT € 0 0 LT v ‘3 
S 0 6 6 c 0 9T S I 0 0c te 6 
T 0 €T OT re 0 02 € 0 aT 6T 74 T 3u0Z 
VT 0 (AS 6€£ £ G OL ST C 9 L9 ST (T230L) ebpr3zysam 
v 0 9 LY € 0 ral a Ze “é 0 L 8h (Te30L) poombutT Ted 
L 0 v 8T v 0 vt Ul C 0 il 97 if 
e 0 v val c 0 ST £ al 0 f (ett € 
9 0 C Gu G 0 ras v 8 0 T oT c 
p 0 OT € ) OT 6 AL 0 S oT [T suo0z 
6T 0 Gi 09 TI 0 €S EC ( 0 6 GL (TeIOL) eACIbAaptTW 
pooyrnoqyubten 
*dsez ‘*poxs ‘bape ‘peut *dse1 *poxs ‘bape ‘peut ‘dsei ‘*poxsa ‘bape ‘peut 
ou ou ou 
SOTRTITTOeZ uoTReaIDSA ua|y sueziborid uotzZeer7De1 ATNpe S}1InNOo [Teq\ZeyYseq-stTuusy 


ARTTTOeA jo sodA 


u  GOOHYNOSHOIAN YNOA, NI AAIT OHM SINAGISHAY JO SAAN LNESHYd FHL ONIGHGOXY YO 
aLVNOFdyY ‘ALYNOFGWNI Fa OL ALITIOWA YO AOLAUAS AHL UAGISNOD NOA AI ALWOIGNI aASWa'Id 


’ NOILSING 


amas 


Sree 


261 


8 i v6 S€T € T TET €OT 8T € TOL 9TT eaay Apnys TeIOL 

0 T St 9 0 0 vT 8 0 T ct 6 v 

0 0 ?T L 0 0 vT L T re vT S € 

0 0 PT 6 0 T ST L v 0 tT S c 

ie 0 oT L 0 0 ba L T 0 ST 8 T 2u0Z 

1 T 6S 62 0 ik 09 62 9 G SS LZ (Te3OL) ehbpt3zzsem 

T 0 fe 60 Ce 0 ike ve 3 0 tT OF (Te30L) poombutT Ted 

3 0 6 ct Th 0 oT GL S T 6 tT v 

T 0 8 1g 0 0 8 eT 0 0 8 cL 3 

é 0 S €T 0 0 eT L (@ 0 fe LE c 

0 0 g of 0 0 €T 6 (6 0 8 cL T 9u0zZ 

9 0 87 LS ik 0 0S Ov 6 ik ce 6? (TBIOL) eAoIbISpTW 
pooyrnoqyubten 

*dsoi °’poxo ‘bape *peut *dsezi ‘*‘poxo ‘bape *peut "dsai ‘poxs ‘bepe ‘peut 
ou ou ou 


"oye ‘SyUTI ‘stood soinqzeey Ajzeyes yseaIAs 


AATITToeRA jo addAy 


sqn{to 3130ds ajeatid 


« ° GOOHYNOGHDIAN UNOAn NI FAIT OHM SLNAGISHY dO SAHAN LNESHYd AHL ONIGHAOXA YO 
ALWNOAGW ‘ALWNOAUGWNI Gd OL ALITIOVA YO ADIAYUAS AHL UAGISNOD NOA AI ALVOIGNI aASWa'Id 


y NOILSENG 


nee Pe CB 


262 


ao = S| &] eS! 


Hoon o 


esuodsel 
ou 


a>) wo oOoOon st 
oS 


ooo o © 
(=) (=) Tal fl 


(@20uU1) Vi 
z8yjO 


é€DNISNOH AO SHdAL 


(a) (=) (=) (=) (=) 


Mo) Cy tal Gel 
les <=) ip) Goenll fel 
~N 


oO 
i=) 
“| 
ie) 
oO 
~ 
N 


woonn 
<t OVO oO) 
tooo 
aoc) 
wc 0c = 


vc 9c 


SYOOTA JO rEquNN 


0S every Apnys TeIOL 
0 v 
0 £ 
0 "6 
9 [T au0z 
9 (TeI0L) ebpt123Ss9M 
02 (TBIOL) poombutT Ted 
0 v 
a5 3 
8 c 
ST T 9u0Z 
vc (TRIOL) eAOIHASepPTYW 
pooyrnoqyubt en 
T ueyy 
SSOT 


sTHHLO, GNY SSHYCCY JNASHYd ANOA NAYMLA AONWLSIG LSASOTO FHL SI LWHM 


S NOILSHNO 


QUESTION 6 


IS THERE ANY NEW HOUSING PROPOSED OR UNDER CONSTRUCTION 
IN "YOUR NEIGHBOURHOOD"? 


yes no no response 

Neighbourhood 
Aldergrove (Total) 64 24 3 
zone 1 10 aki a 
2 16 4 0 
3 HRS} 3) 2 
4 23 6 0 
Callingwood (Total) 33 18 6 
Westridge (Total) 52 a5 3 
zone 1 bez LZ 0 
2 14 8 1 
is 13 1 uk 
4 “ff 


Total Study Area 149 77 2 
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QUESTION 14 
IN YOUR OPINION, WHAT TYPE OF HOUSING IS THE BEST ALTERNATIVE TO 


THE CONVENTIONAL HOUSE THAT CAN BE OFFERED AT AN 
AFFORDABLE PRICE? 


rp ee ee 
Type of Housing 


small zero no 
apartments condos lot lot-line response 


eS SS SS SS en paso eon eee 


Neighbourhood 
Aldergrove (Total) 4 25 30 28 4 
Zone 1 2 3 9 Z pi 
2 0 4 7, 8 if 
3 ih 6 5 7 1 
4 1 hy 9 6 1 
Callingwood (Total) 0 ibe! 18 17 5 
Westridge (Total) 3 41 23 ey 6 
zone 1 0 ihe 6 3 2 
2 2 10 4 5 2 
s ab 9 =) 5 is 
4 0 9 8 4 3h 
Total Study Area 7 83 ihe 62 zt) 
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- QUESTION 16 


DO YOU RENT OR OWN YOUR PRESENT HOUSING? 
Sereno ae esr ee ee eee eee 


Type of Occupancy 


rent own no response 

Neighbourhood 
Aldergrove (Total) 3 86 2 
zone 1 2 20 0 
2 i 18 ak 
3 0 19 EE 
4 0 29 0 
Callingwood (Total) 2 55 0 
Westridge (Total) 1 89 0 
zone 1 0 24 0 
2 ak 22 0 
3 0 ask 0 
4 0 22 0 
Total Study Area 6 230 2 
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QUESTION 20 


WOULD YOU SAY THAT LIVING AT YOUR PRESENT ADDRESS HAS WORKED OUT ABOUT 
AS YOU EXPECTED, OR BETTER THAN YOU EXPECTED, OR NOT AS WELL? 


a a eee eee 


better some, as not as no 
better not others expected expected response 


a ee ee ee 
Neighbourhood 


Aldergrove (Total) 12 12 50 17 0 
zone 1 3 2 Ble 6 0 

2 3 2 si 3 0 

3 1 6 10 3 0 

4 5 2 is 5 0 
Callingwood (Total) 3 19 20 15 0 
Westridge (Total) 23 ie 49 2 Z 
Zone 1 5 1 18 0 0 

2 9 5 9 0 0 

3 5 4 a 0 uh 

4 4 11 2 0 


Total Study Area 38 46 119 34 1 
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QUESTION 22 


DO YOU INTEND TO REMAIN AT YOUR PRESENT ADDRESS INDEFINITELY? 
BE ee eee 


not no 
yes no sure response 


Sr a 
Neighbourhood 


Aldergrove (Total) 24 32 34 1 
zone 1 5 6 13 0 

2 8 6 6 0 

3 3 10 4] 0 

4 8 10 10 a 
Callingwood (Total) 21 ike} Zo 0 
Westridge (Total) a 13 24 af 
zone 1 15 3 6 0 

2 16 xh 5 il 

a ie) 5 4 0 

4 9 4 9 0) 


Total Study Area a7 58 81 2 
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